








PROPERTY PROFILE REPORT
Hillcrest Apartments

Location 1 Hillcrest Drive
Bisbee, AZ 85603
Cochise County
Intersection: 4th Street

Units 31

Vacant Units

Vacancy Rate

8

25.8%

Type Midrise (3 stories)

Year Built/Renovated

Marketing Began

Leasing Began

Last Unit Leased

1917/1940 / N/A

N/A

N/A

N/A

Major Competitors

Tenant Characteristics

N/A

N/A

Distance 3.6 miles

Regina

520.432.3598

Contact Name

Phone

Effective Rent Date 3/05/2008

Program

Annual Turnover Rate

Units/Month Absorbed

HCV Tenants

Leasing Pace

Annual Chg. in Rent

Concession

Market

N/A

None

N/A

up to 2 months

None

N/A

A/C

Cooking

Water Heat

Heat

Other Electric

Water

Sewer

not included

Trash Collection

included -- gas

included -- gas

included -- gas

included

included

included

included

Market Information Utilities

Beds Baths Type Size (SF) Concession
(monthly)

Vacancy
Rate

Rent Restriction Waiting
List

VacantUnits Max Rent? Range

0 1 Midrise
(3 stories)

500 Market$400 $0 none 2 25.0%8 N/A None

1 1 Midrise
(3 stories)

800 Market$430 $0 none 5 27.8%18 N/A None

2 1 Midrise
(3 stories)

1,200 Market$525 $0 none 1 20.0%5 N/A None

Unit Mix (face rent)

Unit Mix
Market Face Rent Conc. Adj. RentConcd. Rent Util.
Studio / 1BA $400 $0 $343-$57$400

1BR / 1BA $430 $0 $359-$71$430

2BR / 1BA $525 $0 $435-$90$525

Amenities
In-Unit
Blinds Carpeting Coat Closet

Oven Refrigerator

Property
Central Laundry Off-Street Parking On-Site Management

Security

Premium

None

None

Services

Other

None

furnished units
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Hillcrest Apartments, continued

Comments
Hillcrest Apartments is one of the few market-rate rental communities in Bisbee.  It was originally built in 1917 and converted to apartment use in 1940.  The property
has not received a major renovation since then and does reflect its age.  They currently five vacancies due to a steam leak, with a total of eight vacancies. They do not
maintain a waiting list.  Trunover varies.  They maintain a lot of month-to-month leases, which makes turnover high.  However, they also have tenants who have been
at the property for years.  A lot of tenants are relocating to the area, especially for the border patrol.  They do not have Section 8 residents.  The property also offers
furnished units for and additional $50 per month.  During the summer months, tenants pay an additional $50 to $75 per month to pay for the window air conditioning
units.
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Hillcrest Apartments, continued

Trend Report
Vacancy Rates

1Q06

9.7% 25.8%

1Q08

1BR / 1BA

Year QT Vac. Face Rent Conc. Concd. Rent Adj. Rent
2006 1 $400$0$400 $329N/A

2008 1 $430$0$430 $35927.8%

2BR / 1BA

Year QT Vac. Face Rent Conc. Concd. Rent Adj. Rent
2006 1 $450$0$450 $360N/A

2008 1 $525$0$525 $43520.0%

Studio / 1BA

Year QT Vac. Face Rent Conc. Concd. Rent Adj. Rent
2006 1 $375$0$375 $318N/A

2008 1 $400$0$400 $34325.0%

Trend: Market

Hillcrest Apartments is one of the few market-rate rental communities in Bisbee.  It was originally built in 1917 and converted to apartment use in 1940.
The property has not received a major renovation since then and does reflect its age.  They currently have a few vacancies due to a steam leak.  They also
have one anticipated vacancy for March that is pre-leased.  They do not maintain a waiting list.  Trunover varies.  They maintain a lot of month-to-month
leases, which makes turnover high.  However, they also have tenants who have been at the property for years.  A lot of tenants are relocating to the area,
especially for the border patrol.  When there is a vacancy, they generally advertise in the paper.  Despite the current abaility to pre-lease their upcoming
vacancy, leasing can sometimes take months.  They do not have Section 8 residents.  The property also offers furnished units for and additional $50 per
month.  During the summer months, tenants pay an additional $50 to $75 per month to pay for the window air conditioning units.

1Q06

Hillcrest Apartments is one of the few market-rate rental communities in Bisbee.  It was originally built in 1917 and converted to apartment use in 1940.
The property has not received a major renovation since then and does reflect its age.  They currently five vacancies due to a steam leak, with a total of eight
vacancies. They do not maintain a waiting list.  Trunover varies.  They maintain a lot of month-to-month leases, which makes turnover high.  However,
they also have tenants who have been at the property for years.  A lot of tenants are relocating to the area, especially for the border patrol.  They do not
have Section 8 residents.  The property also offers furnished units for and additional $50 per month.  During the summer months, tenants pay an additional
$50 to $75 per month to pay for the window air conditioning units.

1Q08

Trend: Comments
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PROPERTY PROFILE REPORT
Montego Bay

Location 409 South Lenzner Avenue
Sierra Vista, AZ 85636
Cochise County

Units 192

Vacant Units

Vacancy Rate

10

5.2%

Type Garden (2 stories)

Year Built/Renovated

Marketing Began

Leasing Began

Last Unit Leased

1997 / N/A

N/A

N/A

N/A

Major Competitors

Tenant Characteristics

Mountain Vista, Oasis Apartments

Government workers-Military & Border Patrol

Distance 28.8 miles

Patsy/Jennifer

520.515.8300

Contact Name

Phone

Effective Rent Date 3/05/2008

Program

Annual Turnover Rate

Units/Month Absorbed

HCV Tenants

Leasing Pace

Annual Chg. in Rent

Concession

Market

40%

$200 off first months rent

N/A

pre-leasing

A one percent increase on all units

N/A

A/C

Cooking

Water Heat

Heat

Other Electric

Water

Sewer

not included -- central

Trash Collection

not included -- electric

not included -- gas

not included -- electric

not included

not included

not included

included

Market Information Utilities

Beds Baths Type Size (SF) Concession
(monthly)

Vacancy
Rate

Rent Restriction Waiting
List

VacantUnits Max Rent? Range

1 1 Garden
(2 stories)

555 Market$685 $0 Yes--6HH 2 4.2%48 N/A None

1.5 1 Garden
(2 stories)

652 Market$759 $0 Yes--6HH 2 4.2%48 N/A None

2 1 Garden
(2 stories)

739 Market$799 $0 Yes--6HH 2 4.2%48 N/A None

2 2 Garden
(2 stories)

762 Market$849 $0 Yes--6HH 2 5.6%36 N/A None

3 2 Garden
(2 stories)

1,031 Market$940 $0 Yes--6HH 2 16.7%12 N/A None

Unit Mix (face rent)

Unit Mix
Market Face Rent Conc. Adj. RentConcd. Rent Util.
1BR / 1BA $685 $0 $736$51$685

1.5BR / 1BA $759 $0 $810$51$759

2BR / 1BA $799 $0 $855$56$799

2BR / 2BA $849 $0 $905$56$849

3BR / 2BA $940 $0 $1,000$60$940
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Montego Bay, continued

Amenities
In-Unit
Balcony/Patio Blinds Cable/Satellite/Intern

Carpeting Central A/C Coat Closet

Dishwasher Ceiling Fan Garbage Disposal

Oven Refrigerator Washer/Dryer

Property
Carport Clubhouse/Meeting Exercise Facility

Jacuzzi Playground Swimming Pool

Security

Premium

None

None

Services

Other

None

None

Comments
None
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Montego Bay, continued

Trend Report
Vacancy Rates

2Q06

4.2% 1.0%

1Q07

5.2%

1Q08

1.5BR / 1BA

Year QT Vac. Face Rent Conc. Concd. Rent Adj. Rent
2006 2 $729$0$729 $7804.2%

2007 1 $749$0$749 $8002.1%

2008 1 $759$0$759 $8104.2%

1BR / 1BA

Year QT Vac. Face Rent Conc. Concd. Rent Adj. Rent
2006 2 $655$0$655 $7064.2%

2007 1 $675$0$675 $7262.1%

2008 1 $685$0$685 $7364.2%

2BR / 1BA

Year QT Vac. Face Rent Conc. Concd. Rent Adj. Rent
2006 2 $769$0$769 $8258.3%

2007 1 $789$0$789 $8450.0%

2008 1 $799$0$799 $8554.2%

2BR / 2BA

Year QT Vac. Face Rent Conc. Concd. Rent Adj. Rent
2006 2 $819$0$819 $8750.0%

2007 1 $839$0$839 $8950.0%

2008 1 $849$0$849 $9055.6%

3BR / 2BA

Year QT Vac. Face Rent Conc. Concd. Rent Adj. Rent
2006 2 $920$0$920 $9800.0%

2007 1 $930$0$930 $9900.0%

2008 1 $940$0$940 $1,00016.7%

Trend: Market

Montego Bay is a market rate property offering one, two, and three-bedroom units.  The property is currently 95.8 percent occupied and is not offering
rental concessions.  The property has a waiting list with five households and five percent of the tenants are utilizing Section 8 vouchers.  Rents have
increase approximately two percent in the past year.  Fifty percent of the tenants work for the border patrol and 50 percent are military contractors.

2Q06

Since our last interview in June, 2006 rents have increased by a range of $10 to $20 and vacancy rates have decreased by three percent.  Management was
unable to specify the annual turnover rate; however it was previously reported at 43 percent.  Management also stated that sewer is not included in rent, as
was previously reported.

1Q07

N/A1Q08

Trend: Comments
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PROPERTY PROFILE REPORT
Port Royale Apartments

Location 1201 North Columbo Avenue
Sierra Vista, AZ 85635
Cochise County
Intersection: Charleston Road

Units 252

Vacant Units

Vacancy Rate

12

4.8%

Type Garden (2 stories)

Year Built/Renovated

Marketing Began

Leasing Began

Last Unit Leased

1990s / N/A

N/A

N/A

N/A

Major Competitors

Tenant Characteristics

Montego Bay

Government workers-Military & Border Patrol;
no tenants from Indian Reservation

Distance 28.2 miles

Essie/Daniel

520.458.8600

Contact Name

Phone

Effective Rent Date 3/03/2008

Program

Annual Turnover Rate

Units/Month Absorbed

HCV Tenants

Leasing Pace

Annual Chg. in Rent

Concession

Market

70%

None

N/A

1-Week

A one percent increase on all units

N/A

A/C

Cooking

Water Heat

Heat

Other Electric

Water

Sewer

not included -- central

Trash Collection

not included -- electric

not included -- electric

not included -- electric

not included

not included

not included

included

Market Information Utilities

Beds Baths Type Size (SF) Concession
(monthly)

Vacancy
Rate

Rent Restriction Waiting
List

VacantUnits Max Rent? Range

1 1 Garden
(2 stories)

650 Market$730 $0 No 4 5.6%72 no None

1.5 1 Garden
(2 stories)

889 Market$835 $0 No 0 0.0%72 no None

2 2 Garden
(2 stories)

950 Market$870 $0 No 4 5.6%72 no None

2.5 2 Garden
(2 stories)

1,137 Market$970 $0 No 0 0.0%16 no None

3 2 Garden
(2 stories)

1,137 Market$970 $0 No 4 20.0%20 no None

Unit Mix (face rent)

Unit Mix
Market Face Rent Conc. Adj. RentConcd. Rent Util.
1BR / 1BA $730 $0 $781$51$730

1.5BR / 1BA $835 $0 $886$51$835

2BR / 2BA $870 $0 $926$56$870

2.5BR / 2BA $970 $0 $1,026$56$970

3BR / 2BA $970 $0 $1,030$60$970
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Port Royale Apartments, continued

Amenities
In-Unit
Balcony/Patio Blinds Cable/Satellite/Intern

Central A/C Coat Closet Dishwasher

Ceiling Fan Garbage Disposal Oven

Refrigerator

Property
Clubhouse/Meeting Garage Off-Street Parking

On-Site Management

Security

Premium

None

None

Services

Other

None

Storage units - $30-40

Comments
Contact stated that the property accepts section 8, but there are no tenants on the property utilizing vouchers at this time.
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Port Royale Apartments, continued

Trend Report
Vacancy Rates

1Q06

3.8% 1.0%

2Q06

1.0%

1Q07

4.8%

1Q08

1.5BR / 1BA

Year QT Vac. Face Rent Conc. Concd. Rent Adj. Rent
2006 1 $795$0$795 $846N/A

2006 2 $805$0$805 $856N/A

2007 1 $825$0$825 $876N/A

2008 1 $835$0$835 $8860.0%

1BR / 1BA

Year QT Vac. Face Rent Conc. Concd. Rent Adj. Rent
2006 1 $690$0$690 $741N/A

2006 2 $700$0$700 $751N/A

2007 1 $720$0$720 $771N/A

2008 1 $730$0$730 $7815.6%

2.5BR / 2BA

Year QT Vac. Face Rent Conc. Concd. Rent Adj. Rent
2006 1 $930$0$930 $986N/A

2006 2 $940$0$940 $996N/A

2007 1 $960$0$960 $1,016N/A

2008 1 $970$0$970 $1,0260.0%

2BR / 2BA

Year QT Vac. Face Rent Conc. Concd. Rent Adj. Rent
2006 1 $830$0$830 $886N/A

2006 2 $840$0$840 $896N/A

2007 1 $860$0$860 $916N/A

2008 1 $870$0$870 $9265.6%

3BR / 2BA

Year QT Vac. Face Rent Conc. Concd. Rent Adj. Rent
2006 1 $930$0$930 $990N/A

2006 2 $940$0$940 $1,000N/A

2007 1 $960$0$960 $1,020N/A

2008 1 $970$0$970 $1,03020.0%

Trend: Market
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Port Royale Apartments, continued

Port Royale Apartments has a large military population.  They generally maintain a waiting list, but have high turnover, averaging approximately 100
percent annually.  This is due in part to the property offering both six-month and one-year leases.  They do maintain a waiting list and are generally able to
pre-lease their units.  Their rents are above Fair Market Rents so they are not able to accomodate Section 8 voucher holders.  Because of the high rents and
high military population, the property does not have a lot of crossover tenancy from Bisbee.

1Q06

Port Royale is a market rate property offering one, two, and three-bedroom units as well as one and two-bedroom units with dens.  Port Royale Apartments
has a large military population.  They generally maintain a waiting list, but have high turnover, averaging approximately 100 percent annually.  This is due
in part to the property offering both six-month and one-year leases.  They do maintain a waiting list and are generally able to pre-lease their units.  Their
rents are above Fair Market Rents so they are not able to accommodate Section 8 voucher holders.  Rents have increase approximately three percent in the
past six months.

2Q06

Since our last interview in June, 2006 rents have increased by $20 and vacancy rates have remained the same. The rents are above Fair Market Rents so
Port Royale is not able to accommodate Section 8 voucher holders.  Currently this property does not maintain a waiting list.  Annual turnover rate was
estimated to be 80 percent, which is less than the previously reported rate of 100 percent.  In addition to trash, this property pays for pest control as a
community utility.

1Q07

Contact stated that the property accepts section 8, but there are no tenants on the property utilizing vouchers at this time.1Q08

Trend: Comments
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PROPERTY PROFILE REPORT
Vista Village Apartments

Location 1125 North 7th Street
Sierra Vista, AZ 85635
Cochise County

Units 100

Vacant Units

Vacancy Rate

3

3.0%

Type Garden

Year Built/Renovated

Marketing Began

Leasing Began

Last Unit Leased

1972 / N/A

N/A

N/A

N/A

Major Competitors

Tenant Characteristics

Many competitors

Mostly military and families; no tenants from
Indian reservations

Distance 31.1 miles

Nidara

520-458-5641

Contact Name

Phone

Effective Rent Date 3/03/2008

Program

Annual Turnover Rate

Units/Month Absorbed

HCV Tenants

Leasing Pace

Annual Chg. in Rent

Concession

Market

24%

$100 off total move-in

0%

1-Week

See Comments

N/A

A/C

Cooking

Water Heat

Heat

Other Electric

Water

Sewer

included

Trash Collection

included -- gas

included -- gas

included -- gas

included

included

included

included

Market Information Utilities

Beds Baths Type Size (SF) Concession
(monthly)

Vacancy
Rate

Rent Restriction Waiting
List

VacantUnits Max Rent? Range

1 1 Garden 750 Market$609 $0 No 1 5.0%20 no None

2 1.5 Garden 950 Market$729 $0 No 1 2.0%50 no None

3 1.5 Garden 1,050 Market$849 $0 No 1 3.3%30 no None

Unit Mix (face rent)

Unit Mix
Market Face Rent Conc. Adj. RentConcd. Rent Util.
1BR / 1BA $609 $0 $524-$85$609

2BR / 1.5BA $729 $0 $617-$112$729

3BR / 1.5BA $849 $0 $711-$138$849

Amenities
In-Unit
Balcony/Patio Blinds Carpeting

Garbage Disposal Oven Refrigerator

Walk-In Closet

Property
Central Laundry Off-Street Parking On-Site Management

Playground Swimming Pool

Security

Premium

None

None

Services

Other

None

None
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Vista Village Apartments, continued

Comments
Contact stated that there was a six percent increase on all units.
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Vista Village Apartments, continued

Trend Report
Vacancy Rates

1Q05

0.0% 0.0%

4Q05

0.0%

1Q06

3.0%

1Q08

1BR / 1BA

Year QT Vac. Face Rent Conc. Concd. Rent Adj. Rent
2005 1 $495$0$495 $4100.0%

2005 4 $559$0$559 $4740.0%

2006 1 $574$0$574 $4890.0%

2008 1 $609$0$609 $5245.0%

2BR / 1.5BA

Year QT Vac. Face Rent Conc. Concd. Rent Adj. Rent
2005 1 $610$0$610 $4980.0%

2005 4 $669$0$669 $5570.0%

2006 1 $684$0$684 $5720.0%

2008 1 $729$0$729 $6172.0%

3BR / 1.5BA

Year QT Vac. Face Rent Conc. Concd. Rent Adj. Rent
2005 1 $720$0$720 $5820.0%

2005 4 $779$0$779 $6410.0%

2006 1 $794$0$794 $6560.0%

2008 1 $849$0$849 $7113.3%

Trend: Market

Vista Village Apartments is a market rate property that offers one-, two- and three-bedroom units.  Management was unable to estimate turnover.  The three
bedroom units have a dishwasher.  The complex uses cooler systems for their central air conditioning.  She reports that in the ten months she has been at the
property it has maintained full occupancy.  She believes the market is so strong that there is a housing shortage.

1Q05

(12/7/2005) Management indicated that property was purchased by a new owner in September and that is when rents were raised.  Rents raised from $495
to 559 (13 percent)for a one bedroom, $610 to 669 (9.7 percent) for a two bedroom and $720 to 779 (8.2 percent) for a three bedroom.  The occupancy rate
remained at 100 percent.

(3/8/2005) Vista Village Apartments is a market rate property that offers one-, two- and three-bedroom units.  Management was unable to estimate
turnover.  The three bedroom units have a dishwasher.  The complex uses cooler systems for their central air conditioning.  She reports that in the ten
months she has been at the property it has maintained full occupancy.  She believes the market is so strong that there is a housing shortage.

4Q05

(3/10/06) The vacancy rate has remained stable at zero percent since December 2005.  The rental rates have also remained stable over the same time period.
We were notified that our previous rents were for upstairs units.  The property manager informed us of the range of rents, which are $559 to $589, $559 to
$699, and $779 to $809 for the one, two, and three-bedroom units, respectively.  We have used averages for our analysis.  The property maintains a waiting
list with five households.

(12/7/2005) Management indicated that property was purchased by a new owner in September and that is when rents were raised.  Rents raised from $495
to 559 (13 percent) for a one bedroom, $610 to 669 (9.7 percent) for a two bedroom and $720 to 779 (8.2 percent) for a three bedroom.  The occupancy rate
remained at 100 percent.

(3/8/2005) Vista Village Apartments is a market rate property that offers one-, two- and three-bedroom units.  Management was unable to estimate
turnover.  The three bedroom units have a dishwasher.  The complex uses cooler systems for their central air conditioning.  She reports that in the ten
months she has been at the property it has maintained full occupancy.  She believes the market is so strong that there is a housing shortage.

1Q06

Contact stated that there was a six percent increase on all units.1Q08

Trend: Comments
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ADDENDUM 5 
      Demographic Data 



Area (Square Miles) 949.54 2007 HHs w/ HHr 55-59/Income <$15000 231 2000 Owner Occupied HUs 14,005
2007 Total Population 60,734 2007 HHs w/ HHr 55-59/Income $15000-$24999 199 2000 Owner Occupied HUs w/Householder 15-24 124
2007 Group Quarters Population 3,007 2007 HHs w/ HHr 55-59/Income $25000-$34999 192 2000 Owner Occupied HUs w/Householder 25-34 1,086
2007 Total Households 23,984 2007 HHs w/ HHr 55-59/Income $35000-$49999 326 2000 Owner Occupied HUs w/Householder 35-44 2,554
2007 Average Household Size 2.41 2007 HHs w/ HHr 55-59/Income $50000-$74999 558 2000 Owner Occupied HUs w/Householder 45-54 3,308
2007 Total Housing Units 26,509 2007 HHs w/ HHr 55-59/Income $75000-$99999 372 2000 Owner Occupied HUs w/Householder 55-64 2,880
2007 Owner Occupied HUs 17,273 2007 HHs w/ HHr 55-59/Income $100000-$149999 411 2000 Owner Occupied HUs w/Householder 65-74 2,422
2007 Renter Occupied HUs 6,711 2007 HHs w/ HHr 55-59/Income $150000-$199999 89 2000 Owner Occupied HUs w/Householder 75-84 1,379
2007 Vacant Housing Units 2,525 2007 HHs w/ HHr 55-59/Income $200000-$249999 38 2000 Owner Occupied HUs w/Householder 85+ 252
2012 Total Population 67,301 2007 HHs w/ HHr 55-59/Income $250000-$499999 52 2000 Renter Occupied HUs 5,809
2012 Total Households 26,866 2007 HHs w/ HHr 55-59/Income $500000+ 5 2000 Renter Occupied HUs w/Householder 15-24 671
2012 Average Household Size 2.39 2007 Median Household Income: HHr 55-59 $62,926 2000 Renter Occupied HUs w/Householder 25-34 1,625
2012 Total Housing Units 29,708 2007 HHs w/ HHr 60-64/Income <$15000 215 2000 Renter Occupied HUs w/Householder 35-44 1,290
2012 Owner Occupied HUs 19,388 2007 HHs w/ HHr 60-64/Income $15000-$24999 179 2000 Renter Occupied HUs w/Householder 45-54 952
2012 Renter Occupied HUs 7,478 2007 HHs w/ HHr 60-64/Income $25000-$34999 174 2000 Renter Occupied HUs w/Householder 55-64 517
2012 Vacant Housing Units 2,842 2007 HHs w/ HHr 60-64/Income $35000-$49999 293 2000 Renter Occupied HUs w/Householder 65-74 407
2000-2007 Annual Population Growth Rate 2.40 2007 HHs w/ HHr 60-64/Income $50000-$74999 505 2000 Renter Occupied HUs w/Householder 75-84 257
2000-2007 Annual Household Growth Rate 2.70 2007 HHs w/ HHr 60-64/Income $75000-$99999 344 2000 Renter Occupied HUs w/Householder 85+ 90
2007-2012 Annual Population Growth Rate 2.10 2007 HHs w/ HHr 60-64/Income $100000-$149999 379 2000 Occupied HUs 19,814
2007-2012 Annual Household Growth Rate 2.30 2007 HHs w/ HHr 60-64/Income $150000-$199999 78 2000 Occupied HUs: 1-person HH 5,257
2007 Total Population 0-4 3,439 2007 HHs w/ HHr 60-64/Income $200000-$249999 36 2000 Occupied HUs: 2-person HH 7,554
2007 Total Population 5-9 3,143 2007 HHs w/ HHr 60-64/Income $250000-$499999 45 2000 Occupied HUs: 3-person HH 2,898
2007 Total Population 10-14 3,409 2007 HHs w/ HHr 60-64/Income $500000+ 5 2000 Occupied HUs: 4-person HH 2,354
2007 Total Population 15-19 4,117 2007 Median Household Income: HHr 60-64 $63,144 2000 Occupied HUs: 5-person HH 1,092
2007 Total Population 20-24 4,306 2007 HHs w/ HHr 65-69/Income <$15000 255 2000 Occupied HUs: 6-person HH 414
2007 Total Population 25-29 3,087 2007 HHs w/ HHr 65-69/Income $15000-$24999 244 2000 Occupied HUs: 7+ person HH 245
2007 Total Population 30-34 3,287 2007 HHs w/ HHr 65-69/Income $25000-$34999 263 2000 Owner Occupied HUs: 1-person HH 2,971
2007 Total Population 35-39 3,417 2007 HHs w/ HHr 65-69/Income $35000-$49999 331 2000 Owner Occupied HUs: 2-person HH 5,972
2007 Total Population 40-44 4,102 2007 HHs w/ HHr 65-69/Income $50000-$74999 415 2000 Owner Occupied HUs: 3-person HH 2,017
2007 Total Population 45-49 4,798 2007 HHs w/ HHr 65-69/Income $75000-$99999 263 2000 Owner Occupied HUs: 4-person HH 1,732
2007 Total Population 50-54 4,663 2007 HHs w/ HHr 65-69/Income $100000-$149999 156 2000 Owner Occupied HUs: 5-person HH 804
2007 Total Population 55-59 4,555 2007 HHs w/ HHr 65-69/Income $150000-$199999 69 2000 Owner Occupied HUs: 6-person HH 328
2007 Total Population 60-64 3,816 2007 HHs w/ HHr 65-69/Income $200000-$249999 19 2000 Owner Occupied HUs: 7+ Person HH 181
2007 Total Population 65-69 3,429 2007 HHs w/ HHr 65-69/Income $250000-$499999 20 2000 Renter Occupied HUs: 1-person HH 2,286
2007 Total Population 70-74 2,584 2007 HHs w/ HHr 65-69/Income $500000+ 2 2000 Renter Occupied HUs: 2-person HH 1,582
2007 Total Population 75-79 2,082 2007 Median Household Income: HHr 65-69 $46,624 2000 Renter Occupied HUs: 3-person HH 881
2007 Total Population 80-84 1,391 2007 HHs w/ HHr 70-74/Income <$15000 207 2000 Renter Occupied HUs: 4-person HH 622
2007 Total Population 85+ 1,109 2007 HHs w/ HHr 70-74/Income $15000-$24999 199 2000 Renter Occupied HUs: 5-person HH 288
2007 Total Population 18+ 48,156 2007 HHs w/ HHr 70-74/Income $25000-$34999 216 2000 Renter Occupied HUs: 6-person HH 86
2007 Median Age 42.60 2007 HHs w/ HHr 70-74/Income $35000-$49999 282 2000 Renter Occupied HUs: 7+ Person HH 64
2012 Total Population 0-4 3,793 2007 HHs w/ HHr 70-74/Income $50000-$74999 348 2000 Spec ROHUs by Gross Rent as % of HH Inc: 35-39.9% 324
2012 Total Population 5-9 3,437 2007 HHs w/ HHr 70-74/Income $75000-$99999 225 2000 Spec ROHUs by Gross Rent as % of HH Inc: 40-49.9% 304
2012 Total Population 10-14 3,619 2007 HHs w/ HHr 70-74/Income $100000-$149999 122 2000 Spec ROHUs by Gross Rent as % of HH Inc: 50+% 670
2012 Total Population 15-19 3,814 2007 HHs w/ HHr 70-74/Income $150000-$199999 55 Count 46
2012 Total Population 20-24 4,267 2007 HHs w/ HHr 70-74/Income $200000-$249999 13 2000 % HHs w/gross rent >35% HH income 22.34%
2012 Total Population 25-29 4,643 2007 HHs w/ HHr 70-74/Income $250000-$499999 15
2012 Total Population 30-34 3,265 2007 HHs w/ HHr 70-74/Income $500000+ 0
2012 Total Population 35-39 3,542 2007 Median Household Income: HHr 70-74 $46,649
2012 Total Population 40-44 3,832 2007 HHs w/ HHr 75-79/Income <$15000 206
2012 Total Population 45-49 4,679 2007 HHs w/ HHr 75-79/Income $15000-$24999 176
2012 Total Population 50-54 5,333 2007 HHs w/ HHr 75-79/Income $25000-$34999 194
2012 Total Population 55-59 5,511 2007 HHs w/ HHr 75-79/Income $35000-$49999 199
2012 Total Population 60-64 4,898 2007 HHs w/ HHr 75-79/Income $50000-$74999 158
2012 Total Population 65-69 3,897 2007 HHs w/ HHr 75-79/Income $75000-$99999 157
2012 Total Population 70-74 3,175 2007 HHs w/ HHr 75-79/Income $100000-$149999 138
2012 Total Population 75-79 2,391 2007 HHs w/ HHr 75-79/Income $150000-$199999 39
2012 Total Population 80-84 1,757 2007 HHs w/ HHr 75-79/Income $200000-$249999 17
2012 Total Population 85+ 1,448 2007 HHs w/ HHr 75-79/Income $250000-$499999 6
2012 Total Population 18+ 54,048 2007 HHs w/ HHr 75-79/Income $500000+ 2
2012 Median Age 44.30 2007 Median Household Income: HHr 75-79 $40,276
2007 Employed Civilian Pop 16+ 24,970 2007 HHs w/ HHr 80-84/Income <$15000 141
2007 Emp 16+/Ind: Agriculture 176 2007 HHs w/ HHr 80-84/Income $15000-$24999 114
2007 Emp 16+/Ind: Mining 104 2007 HHs w/ HHr 80-84/Income $25000-$34999 128
2007 Emp 16+/Ind: Construction 2,150 2007 HHs w/ HHr 80-84/Income $35000-$49999 130
2007 Emp 16+/Ind:Manufacturing 634 2007 HHs w/ HHr 80-84/Income $50000-$74999 105
2007 Emp 16+/Ind:Wholesl Trade 265 2007 HHs w/ HHr 80-84/Income $75000-$99999 92
2007 Emp 16+/Ind: Retail Trade 3,416 2007 HHs w/ HHr 80-84/Income $100000-$149999 85
2007 Emp 16+/Ind: Transportatn 622 2007 HHs w/ HHr 80-84/Income $150000-$199999 21
2007 Emp 16+/Ind: Utilities 213 2007 HHs w/ HHr 80-84/Income $200000-$249999 9
2007 Emp 16+/Ind: Information 489 2007 HHs w/ HHr 80-84/Income $250000-$499999 4
2007 Emp 16+/Ind:Finance/Insur 421 2007 HHs w/ HHr 80-84/Income $500000+ 1
2007 Emp 16+/Ind: Real Estate 543 2007 Median Household Income: HHr 80-84 $38,692
2007 Emp 16+/Ind: Prof/Tech 1,547 2007 HHs w/ HHr 85+/Income <$15000 128
2007 Emp 16+/Ind: Management 38 2007 HHs w/ HHr 85+/Income $15000-$24999 105
2007 Emp 16+/Ind: Admin/Waste 822 2007 HHs w/ HHr 85+/Income $25000-$34999 112
2007 Emp 16+/Ind:Educ Services 2,671 2007 HHs w/ HHr 85+/Income $35000-$49999 107
2007 Emp 16+/Ind: Health Care 3,201 2007 HHs w/ HHr 85+/Income $50000-$74999 91
2007 Emp 16+/Ind: Arts/Entertn 385 2007 HHs w/ HHr 85+/Income $75000-$99999 78
2007 Emp 16+/Ind: Accom/Food 1,678 2007 HHs w/ HHr 85+/Income $100000-$149999 69
2007 Emp 16+/Ind: Other Srvcs 1,363 2007 HHs w/ HHr 85+/Income $150000-$199999 16
2007 Emp 16+/Ind: Public Admin 4,232 2007 HHs w/ HHr 85+/Income $200000-$249999 6
2007 Unemployed Population 16+ 1,390 2007 HHs w/ HHr 85+/Income $250000-$499999 2
2007 Unemployment Rate 5.30 2007 HHs w/ HHr 85+/Income $500000+ 0
2012 Employed Civilian Pop 16+ 27,661 2007 Median Household Income: HHr 85+ $36,682
2012 Unemployed Population 16+ 1,434 2012 HHs w/ HHr 55-59/Income <$15000 222
2012 Unemployment Rate 4.90 2012 HHs w/ HHr 55-59/Income $15000-$24999 184
2007 HHs w/Inc <$10000 1,631 2012 HHs w/ HHr 55-59/Income $25000-$34999 209
2007 HHs w/Inc $10000-14999 969 2012 HHs w/ HHr 55-59/Income $35000-$49999 256
2007 HHs w/Inc $15000-19999 1,029 2012 HHs w/ HHr 55-59/Income $50000-$74999 696
2007 HHs w/Inc $20000-24999 1,317 2012 HHs w/ HHr 55-59/Income $75000-$99999 358
2007 HHs w/Inc $25000-29999 1,392 2012 HHs w/ HHr 55-59/Income $100000-$149999 646
2007 HHs w/Inc $30000-34999 1,119 2012 HHs w/ HHr 55-59/Income $150000-$199999 197
2007 HHs w/Inc $35000-39999 1,419 2012 HHs w/ HHr 55-59/Income $200000-$249999 61
2007 HHs w/Inc $40000-44999 1,222 2012 HHs w/ HHr 55-59/Income $250000-$499999 67
2007 HHs w/Inc $45000-49999 1,338 2012 HHs w/ HHr 55-59/Income $500000+ 17
2007 HHs w/Inc $50000-59999 2,182 2012 Median Household Income: HHr 55-59 $71,031
2007 HHs w/Inc $60000-74999 2,710 2012 HHs w/ HHr 60-64/Income <$15000 228
2007 HHs w/Inc $75000-99999 3,609 2012 HHs w/ HHr 60-64/Income $15000-$24999 182
2007 HHs w/Inc $100000-124999 1,962 2012 HHs w/ HHr 60-64/Income $25000-$34999 197
2007 HHs w/Inc $125000-149999 988 2012 HHs w/ HHr 60-64/Income $35000-$49999 253
2007 HHs w/Inc $150000-199999 595 2012 HHs w/ HHr 60-64/Income $50000-$74999 589
2007 HHs w/Inc $200000-249999 243 2012 HHs w/ HHr 60-64/Income $75000-$99999 343
2007 HHs w/Inc $250000-499999 232 2012 HHs w/ HHr 60-64/Income $100000-$149999 648
2007 HHs w/Inc $500000+ 27 2012 HHs w/ HHr 60-64/Income $150000-$199999 202
2007 Median HH Income $52,210 2012 HHs w/ HHr 60-64/Income $200000-$249999 73
2012 HHs w/Inc <$10000 1,556 2012 HHs w/ HHr 60-64/Income $250000-$499999 74
2012 HHs w/Inc $10000-14999 843 2012 HHs w/ HHr 60-64/Income $500000+ 26
2012 HHs w/Inc $15000-19999 827 2012 Median Household Income: HHr 60-64 $73,239
2012 HHs w/Inc $20000-24999 1,167 2012 HHs w/ HHr 65-69/Income <$15000 232
2012 HHs w/Inc $25000-29999 1,148 2012 HHs w/ HHr 65-69/Income $15000-$24999 216
2012 HHs w/Inc $30000-34999 1,371 2012 HHs w/ HHr 65-69/Income $25000-$34999 275
2012 HHs w/Inc $35000-39999 912 2012 HHs w/ HHr 65-69/Income $35000-$49999 292
2012 HHs w/Inc $40000-44999 1,422 2012 HHs w/ HHr 65-69/Income $50000-$74999 410
2012 HHs w/Inc $45000-49999 1,102 2012 HHs w/ HHr 65-69/Income $75000-$99999 270
2012 HHs w/Inc $50000-59999 2,370 2012 HHs w/ HHr 65-69/Income $100000-$149999 246
2012 HHs w/Inc $60000-74999 3,014 2012 HHs w/ HHr 65-69/Income $150000-$199999 179
2012 HHs w/Inc $75000-99999 3,743 2012 HHs w/ HHr 65-69/Income $200000-$249999 52
2012 HHs w/Inc $100000-124999 3,262 2012 HHs w/ HHr 65-69/Income $250000-$499999 36
2012 HHs w/Inc $125000-149999 1,650 2012 HHs w/ HHr 65-69/Income $500000+ 15
2012 HHs w/Inc $150000-199999 1,482 2012 Median Household Income: HHr 65-69 $55,884
2012 HHs w/Inc $200000-249999 479 2012 HHs w/ HHr 70-74/Income <$15000 218
2012 HHs w/Inc $250000-499999 379 2012 HHs w/ HHr 70-74/Income $15000-$24999 183
2012 HHs w/Inc $500000+ 139 2012 HHs w/ HHr 70-74/Income $25000-$34999 236
2012 Median HH Income $62,969 2012 HHs w/ HHr 70-74/Income $35000-$49999 255
2007 Median Value: Owner Occ HUs $205,777 2012 HHs w/ HHr 70-74/Income $50000-$74999 396
2012 Median Value: Owner Occ HUs $241,260 2012 HHs w/ HHr 70-74/Income $75000-$99999 272
2000 Total Population 51,320 2012 HHs w/ HHr 70-74/Income $100000-$149999 232
2000 Pop in Group Quarters 3,007 2012 HHs w/ HHr 70-74/Income $150000-$199999 158
2000 Population: Urban - Inside Urbanized Areas 0 2012 HHs w/ HHr 70-74/Income $200000-$249999 46
2000 Population: Urban - Inside Urban Clusters 37,072 2012 HHs w/ HHr 70-74/Income $250000-$499999 26
2000 Population: Rural - Farm 220 2012 HHs w/ HHr 70-74/Income $500000+ 3
2000 Population: Rural - Nonfarm 13,899 2012 Median Household Income: HHr 70-74 $57,607
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2000 Total Households 19,814 2012 HHs w/ HHr 75-79/Income <$15000 173
2000 Average HH Size 2.44 2012 HHs w/ HHr 75-79/Income $15000-$24999 134
2000 Total Housing Units 21,986 2012 HHs w/ HHr 75-79/Income $25000-$34999 174
2000 Owner Occupied HUs 14,005 2012 HHs w/ HHr 75-79/Income $35000-$49999 174
2000 Renter Occupied HUs 5,809 2012 HHs w/ HHr 75-79/Income $50000-$74999 187
2000 Vacant HUs 2,172 2012 HHs w/ HHr 75-79/Income $75000-$99999 199
2000 Total Pop: Age 0-4 2,917 2012 HHs w/ HHr 75-79/Income $100000-$149999 229
2000 Total Pop: Age 5-9 3,204 2012 HHs w/ HHr 75-79/Income $150000-$199999 95
2000 Total Pop: Age 10-14 3,701 2012 HHs w/ HHr 75-79/Income $200000-$249999 36
2000 Total Pop: Age 15-19 3,569 2012 HHs w/ HHr 75-79/Income $250000-$499999 16
2000 Total Pop: Age 20-24 2,655 2012 HHs w/ HHr 75-79/Income $500000+ 7
2000 Total Pop: Age 25-29 2,958 2012 Median Household Income: HHr 75-79 $57,620
2000 Total Pop: Age 30-34 3,143 2012 HHs w/ HHr 80-84/Income <$15000 159
2000 Total Pop: Age 35-39 3,822 2012 HHs w/ HHr 80-84/Income $15000-$24999 96
2000 Total Pop: Age 40-44 4,133 2012 HHs w/ HHr 80-84/Income $25000-$34999 138
2000 Total Pop: Age 45-49 3,961 2012 HHs w/ HHr 80-84/Income $35000-$49999 135
2000 Total Pop: Age 50-54 3,691 2012 HHs w/ HHr 80-84/Income $50000-$74999 141
2000 Total Pop: Age 55-59 3,105 2012 HHs w/ HHr 80-84/Income $75000-$99999 130
2000 Total Pop: Age 60-64 2,811 2012 HHs w/ HHr 80-84/Income $100000-$149999 169
2000 Total Pop: Age 65-69 2,412 2012 HHs w/ HHr 80-84/Income $150000-$199999 82
2000 Total Pop: Age 70-74 2,072 2012 HHs w/ HHr 80-84/Income $200000-$249999 34
2000 Total Pop: Age 75-79 1,533 2012 HHs w/ HHr 80-84/Income $250000-$499999 14
2000 Total Pop: Age 80-84 960 2012 HHs w/ HHr 80-84/Income $500000+ 11
2000 Total Pop: Age 85+ 673 2012 Median Household Income: HHr 80-84 $54,699
2000 Median Age 39.60 2012 HHs w/ HHr 85+/Income <$15000 130
2000 Pop 16+ Employed in Armed Forces 1,108 2012 HHs w/ HHr 85+/Income $15000-$24999 88
2000 Pop 16+ Employed in Civilian Labor Force 20,303 2012 HHs w/ HHr 85+/Income $25000-$34999 115
2000 Pop 16+ Civilian Unemployed 1,023 2012 HHs w/ HHr 85+/Income $35000-$49999 109
2000 Unemployment Rate 4.80 2012 HHs w/ HHr 85+/Income $50000-$74999 132
2000 Wrkrs 16+:Trvl Time < 5 min 831 2012 HHs w/ HHr 85+/Income $75000-$99999 114
2000 Wrkrs 16+:Trvl Time 5-9 min 3,682 2012 HHs w/ HHr 85+/Income $100000-$149999 152
2000 Wrkrs 16+:Trvl Time 10-14 min 4,910 2012 HHs w/ HHr 85+/Income $150000-$199999 45
2000 Wrkrs 16+:Trvl Time 15-19 min 4,291 2012 HHs w/ HHr 85+/Income $200000-$249999 23
2000 Wrkrs 16+:Trvl Time 20-24 min 2,125 2012 HHs w/ HHr 85+/Income $250000-$499999 6
2000 Wrkrs 16+:Trvl Time 25-29 min 731 2012 HHs w/ HHr 85+/Income $500000+ 3
2000 Wrkrs 16+:Trvl Time 30-34 min 1,318 2012 Median Household Income: HHr 85+ $53,125
2000 Wrkrs 16+:Trvl Time 35-39 min 292 Count 35
2000 Wrkrs 16+:Trvl Time 40-44 min 324
2000 Wrkrs 16+:Trvl Time 45-59 min 648
2000 Wrkrs 16+:Trvl Time 60-89 min 763
2000 Wrkrs 16+:Trvl Time 90+ min 468
2000 Average Travel Time to Work 20.20
2000 HHs w/Inc: < $10000 1,742
2000 HHs w/Inc: $10000-$14999 1,237
2000 HHs w/Inc: $15000-$19999 1,304
2000 HHs w/Inc: $20000-$24999 1,426
2000 HHs w/Inc: $25000-$29999 1,545
2000 HHs w/Inc: $30000-$34999 1,400
2000 HHs w/Inc: $35000-$39999 1,200
2000 HHs w/Inc: $40000-$44999 1,265
2000 HHs w/Inc: $45000-$49999 938
2000 HHs w/Inc: $50000-$59999 1,869
2000 HHs w/Inc: $60000-$74999 2,295
2000 HHs w/Inc: $75000-$99999 1,991
2000 HHs w/Inc: $100000-$124999 801
2000 HHs w/Inc: $125000-$149999 240
2000 HHs w/Inc: $150000-$199999 259
2000 HHs w/Inc: $200000+ 155
2000 Median HH Income $39,903
2000 Occupied Housing Units 19,814
2000 Occupied Housing Units: 1-person HH 5,257
2000 Occupied Housing Units: 2-person HH 7,554
2000 Occupied Housing Units: 3-person HH 2,898
2000 Occupied Housing Units: 4-person HH 2,354
2000 Occupied Housing Units: 5-person HH 1,092
2000 Occupied Housing Units: 6-person HH 414
2000 Occupied Housing Units: 7+ person HH 245
2000 Median Value: Owner Occ HUs $92,997
2000 HUs by Year Structure Built: 1999-March 2000 886
2000 HUs by Year Structure Built: 1995-1998 2,584
2000 HUs by Year Structure Built: 1990-1994 2,434
2000 HUs by Year Structure Built: 1980-1989 5,004
2000 HUs by Year Structure Built: 1970-1979 5,506
2000 HUs by Year Structure Built: 1960-1969 1,864
2000 HUs by Year Structure Built: 1950-1959 979
2000 HUs by Year Structure Built: 1940-1949 395
2000 HUs by Year Structure Built: 1939 or Earlier 2,265
2000 Median Year Structure Built: Total HUs 1,980
1990 Total Population 40,410
1990 Urban Population Inside Urbanized Area 0
1990 Urban Population Outside Urbanized Area 32,053
1990 Rural Farm Population 151
1990 Rural Nonfarm Population 8,001
1990 Total Households 14,737
1990 Average Household Size 2.56
1990 Total Housing Units 16,698
1990 Owner Occupied Housing Units 9,992
1990 Renter Occupied Housing Units 4,745
1990 Vacant Housing Units 1,961
1990 Total Population 0-4 2,624
1990 Total Population 5-9 2,795
1990 Total Population 10-14 2,899
1990 Total Population 15-19 2,984
1990 Total Population 20-24 2,599
1990 Total Population 25-29 3,073
1990 Total Population 30-34 3,370
1990 Total Population 35-39 3,272
1990 Total Population 40-44 3,317
1990 Total Population 45-49 2,621
1990 Total Population 50-54 2,186
1990 Total Population 55-59 1,953
1990 Total Population 60-64 1,904
1990 Total Population 65-69 1,737
1990 Total Population 70-74 1,376
1990 Total Population 75-79 850
1990 Total Population 80-84 506
1990 Total Population 85+ 344
1990 Median Age 34.80
Count 35



Area (Square Miles) 6,218.80 2007 HHs w/ HHr 55-59/Income <$15000 708 2000 Owner Occupied HUs 29,523
2007 Total Population 132,044 2007 HHs w/ HHr 55-59/Income $15000-$24999 534 2000 Owner Occupied HUs w/Householder 15-24 330
2007 Group Quarters Population 5,667 2007 HHs w/ HHr 55-59/Income $25000-$34999 432 2000 Owner Occupied HUs w/Householder 25-34 2,283
2007 Total Households 50,455 2007 HHs w/ HHr 55-59/Income $35000-$49999 724 2000 Owner Occupied HUs w/Householder 35-44 5,103
2007 Average Household Size 2.50 2007 HHs w/ HHr 55-59/Income $50000-$74999 980 2000 Owner Occupied HUs w/Householder 45-54 6,413
2007 Total Housing Units 58,576 2007 HHs w/ HHr 55-59/Income $75000-$99999 672 2000 Owner Occupied HUs w/Householder 55-64 5,909
2007 Owner Occupied HUs 34,622 2007 HHs w/ HHr 55-59/Income $100000-$149999 567 2000 Owner Occupied HUs w/Householder 65-74 5,564
2007 Renter Occupied HUs 15,833 2007 HHs w/ HHr 55-59/Income $150000-$199999 122 2000 Owner Occupied HUs w/Householder 75-84 3,252
2007 Vacant Housing Units 8,121 2007 HHs w/ HHr 55-59/Income $200000-$249999 50 2000 Owner Occupied HUs w/Householder 85+ 669
2012 Total Population 143,117 2007 HHs w/ HHr 55-59/Income $250000-$499999 75 2000 Renter Occupied HUs 14,370
2012 Total Households 55,326 2007 HHs w/ HHr 55-59/Income $500000+ 10 2000 Renter Occupied HUs w/Householder 15-24 1,859
2012 Average Household Size 2.48 2007 Median Household Income: HHr 55-59 $50,643 2000 Renter Occupied HUs w/Householder 25-34 3,944
2012 Total Housing Units 64,142 2007 HHs w/ HHr 60-64/Income <$15000 667 2000 Renter Occupied HUs w/Householder 35-44 3,354
2012 Owner Occupied HUs 38,102 2007 HHs w/ HHr 60-64/Income $15000-$24999 498 2000 Renter Occupied HUs w/Householder 45-54 2,196
2012 Renter Occupied HUs 17,224 2007 HHs w/ HHr 60-64/Income $25000-$34999 404 2000 Renter Occupied HUs w/Householder 55-64 1,236
2012 Vacant Housing Units 8,816 2007 HHs w/ HHr 60-64/Income $35000-$49999 668 2000 Renter Occupied HUs w/Householder 65-74 958
2000-2007 Annual Population Growth Rate 1.60 2007 HHs w/ HHr 60-64/Income $50000-$74999 912 2000 Renter Occupied HUs w/Householder 75-84 624
2000-2007 Annual Household Growth Rate 1.90 2007 HHs w/ HHr 60-64/Income $75000-$99999 633 2000 Renter Occupied HUs w/Householder 85+ 199
2007-2012 Annual Population Growth Rate 1.60 2007 HHs w/ HHr 60-64/Income $100000-$149999 531 2000 Occupied HUs 43,893
2007-2012 Annual Household Growth Rate 1.90 2007 HHs w/ HHr 60-64/Income $150000-$199999 105 2000 Occupied HUs: 1-person HH 11,110
2007 Total Population 0-4 8,938 2007 HHs w/ HHr 60-64/Income $200000-$249999 50 2000 Occupied HUs: 2-person HH 15,853
2007 Total Population 5-9 7,988 2007 HHs w/ HHr 60-64/Income $250000-$499999 69 2000 Occupied HUs: 3-person HH 6,482
2007 Total Population 10-14 8,028 2007 HHs w/ HHr 60-64/Income $500000+ 10 2000 Occupied HUs: 4-person HH 5,659
2007 Total Population 15-19 9,866 2007 Median Household Income: HHr 60-64 $50,647 2000 Occupied HUs: 5-person HH 2,847
2007 Total Population 20-24 10,542 2007 HHs w/ HHr 65-69/Income <$15000 794 2000 Occupied HUs: 6-person HH 1,188
2007 Total Population 25-29 7,633 2007 HHs w/ HHr 65-69/Income $15000-$24999 715 2000 Occupied HUs: 7+ person HH 754
2007 Total Population 30-34 6,983 2007 HHs w/ HHr 65-69/Income $25000-$34999 643 2000 Owner Occupied HUs: 1-person HH 6,527
2007 Total Population 35-39 6,845 2007 HHs w/ HHr 65-69/Income $35000-$49999 679 2000 Owner Occupied HUs: 2-person HH 12,221
2007 Total Population 40-44 8,138 2007 HHs w/ HHr 65-69/Income $50000-$74999 758 2000 Owner Occupied HUs: 3-person HH 4,066
2007 Total Population 45-49 9,370 2007 HHs w/ HHr 65-69/Income $75000-$99999 364 2000 Owner Occupied HUs: 4-person HH 3,567
2007 Total Population 50-54 9,235 2007 HHs w/ HHr 65-69/Income $100000-$149999 216 2000 Owner Occupied HUs: 5-person HH 1,830
2007 Total Population 55-59 9,051 2007 HHs w/ HHr 65-69/Income $150000-$199999 90 2000 Owner Occupied HUs: 6-person HH 810
2007 Total Population 60-64 7,611 2007 HHs w/ HHr 65-69/Income $200000-$249999 33 2000 Owner Occupied HUs: 7+ Person HH 502
2007 Total Population 65-69 7,215 2007 HHs w/ HHr 65-69/Income $250000-$499999 30 2000 Renter Occupied HUs: 1-person HH 4,583
2007 Total Population 70-74 5,379 2007 HHs w/ HHr 65-69/Income $500000+ 4 2000 Renter Occupied HUs: 2-person HH 3,632
2007 Total Population 75-79 4,211 2007 Median Household Income: HHr 65-69 $35,170 2000 Renter Occupied HUs: 3-person HH 2,416
2007 Total Population 80-84 2,747 2007 HHs w/ HHr 70-74/Income <$15000 666 2000 Renter Occupied HUs: 4-person HH 2,092
2007 Total Population 85+ 2,264 2007 HHs w/ HHr 70-74/Income $15000-$24999 610 2000 Renter Occupied HUs: 5-person HH 1,017
2007 Total Population 18+ 101,368 2007 HHs w/ HHr 70-74/Income $25000-$34999 544 2000 Renter Occupied HUs: 6-person HH 378
2007 Median Age 39.40 2007 HHs w/ HHr 70-74/Income $35000-$49999 588 2000 Renter Occupied HUs: 7+ Person HH 252
2012 Total Population 0-4 9,521 2007 HHs w/ HHr 70-74/Income $50000-$74999 640 2000 Spec ROHUs by Gross Rent as % of HH Inc: 35-39.9% 662
2012 Total Population 5-9 8,519 2007 HHs w/ HHr 70-74/Income $75000-$99999 307 2000 Spec ROHUs by Gross Rent as % of HH Inc: 40-49.9% 730
2012 Total Population 10-14 8,331 2007 HHs w/ HHr 70-74/Income $100000-$149999 170 2000 Spec ROHUs by Gross Rent as % of HH Inc: 50+% 1,823
2012 Total Population 15-19 8,996 2007 HHs w/ HHr 70-74/Income $150000-$199999 69 Count
2012 Total Population 20-24 10,313 2007 HHs w/ HHr 70-74/Income $200000-$249999 22 2000 % HHs w/gross rent >35% HH income 22.37%
2012 Total Population 25-29 10,530 2007 HHs w/ HHr 70-74/Income $250000-$499999 22
2012 Total Population 30-34 7,263 2007 HHs w/ HHr 70-74/Income $500000+ 1
2012 Total Population 35-39 6,971 2007 Median Household Income: HHr 70-74 $34,988
2012 Total Population 40-44 7,248 2007 HHs w/ HHr 75-79/Income <$15000 670
2012 Total Population 45-49 8,901 2007 HHs w/ HHr 75-79/Income $15000-$24999 543
2012 Total Population 50-54 10,157 2007 HHs w/ HHr 75-79/Income $25000-$34999 343
2012 Total Population 55-59 10,987 2007 HHs w/ HHr 75-79/Income $35000-$49999 348
2012 Total Population 60-64 9,890 2007 HHs w/ HHr 75-79/Income $50000-$74999 297
2012 Total Population 65-69 7,801 2007 HHs w/ HHr 75-79/Income $75000-$99999 231
2012 Total Population 70-74 6,561 2007 HHs w/ HHr 75-79/Income $100000-$149999 210
2012 Total Population 75-79 4,827 2007 HHs w/ HHr 75-79/Income $150000-$199999 58
2012 Total Population 80-84 3,443 2007 HHs w/ HHr 75-79/Income $200000-$249999 31
2012 Total Population 85+ 2,858 2007 HHs w/ HHr 75-79/Income $250000-$499999 14
2012 Total Population 18+ 111,564 2007 HHs w/ HHr 75-79/Income $500000+ 5
2012 Median Age 40.80 2007 Median Household Income: HHr 75-79 $29,000
2007 Employed Civilian Pop 16+ 50,048 2007 HHs w/ HHr 80-84/Income <$15000 450
2007 Emp 16+/Ind: Agriculture 1,045 2007 HHs w/ HHr 80-84/Income $15000-$24999 363
2007 Emp 16+/Ind: Mining 481 2007 HHs w/ HHr 80-84/Income $25000-$34999 223
2007 Emp 16+/Ind: Construction 4,362 2007 HHs w/ HHr 80-84/Income $35000-$49999 222
2007 Emp 16+/Ind:Manufacturing 1,377 2007 HHs w/ HHr 80-84/Income $50000-$74999 191
2007 Emp 16+/Ind:Wholesl Trade 577 2007 HHs w/ HHr 80-84/Income $75000-$99999 133
2007 Emp 16+/Ind: Retail Trade 7,234 2007 HHs w/ HHr 80-84/Income $100000-$149999 118
2007 Emp 16+/Ind: Transportatn 1,492 2007 HHs w/ HHr 80-84/Income $150000-$199999 26
2007 Emp 16+/Ind: Utilities 686 2007 HHs w/ HHr 80-84/Income $200000-$249999 14
2007 Emp 16+/Ind: Information 892 2007 HHs w/ HHr 80-84/Income $250000-$499999 7
2007 Emp 16+/Ind:Finance/Insur 982 2007 HHs w/ HHr 80-84/Income $500000+ 2
2007 Emp 16+/Ind: Real Estate 1,206 2007 Median Household Income: HHr 80-84 $27,192
2007 Emp 16+/Ind: Prof/Tech 2,314 2007 HHs w/ HHr 85+/Income <$15000 405
2007 Emp 16+/Ind: Management 40 2007 HHs w/ HHr 85+/Income $15000-$24999 331
2007 Emp 16+/Ind: Admin/Waste 1,662 2007 HHs w/ HHr 85+/Income $25000-$34999 195
2007 Emp 16+/Ind:Educ Services 4,938 2007 HHs w/ HHr 85+/Income $35000-$49999 194
2007 Emp 16+/Ind: Health Care 6,107 2007 HHs w/ HHr 85+/Income $50000-$74999 172
2007 Emp 16+/Ind: Arts/Entertn 785 2007 HHs w/ HHr 85+/Income $75000-$99999 109
2007 Emp 16+/Ind: Accom/Food 4,037 2007 HHs w/ HHr 85+/Income $100000-$149999 104
2007 Emp 16+/Ind: Other Srvcs 2,789 2007 HHs w/ HHr 85+/Income $150000-$199999 24
2007 Emp 16+/Ind: Public Admin 7,042 2007 HHs w/ HHr 85+/Income $200000-$249999 10
2007 Unemployed Population 16+ 4,004 2007 HHs w/ HHr 85+/Income $250000-$499999 4
2007 Unemployment Rate 7.40 2007 HHs w/ HHr 85+/Income $500000+ 0
2012 Employed Civilian Pop 16+ 54,457 2007 Median Household Income: HHr 85+ $26,512
2012 Unemployed Population 16+ 4,092 2012 HHs w/ HHr 55-59/Income <$15000 693
2012 Unemployment Rate 7.00 2012 HHs w/ HHr 55-59/Income $15000-$24999 487
2007 HHs w/Inc <$10000 5,081 2012 HHs w/ HHr 55-59/Income $25000-$34999 504
2007 HHs w/Inc $10000-14999 2,897 2012 HHs w/ HHr 55-59/Income $35000-$49999 668
2007 HHs w/Inc $15000-19999 3,053 2012 HHs w/ HHr 55-59/Income $50000-$74999 1,236
2007 HHs w/Inc $20000-24999 3,764 2012 HHs w/ HHr 55-59/Income $75000-$99999 763
2007 HHs w/Inc $25000-29999 3,499 2012 HHs w/ HHr 55-59/Income $100000-$149999 935
2007 HHs w/Inc $30000-34999 2,549 2012 HHs w/ HHr 55-59/Income $150000-$199999 265
2007 HHs w/Inc $35000-39999 3,147 2012 HHs w/ HHr 55-59/Income $200000-$249999 82
2007 HHs w/Inc $40000-44999 2,635 2012 HHs w/ HHr 55-59/Income $250000-$499999 95
2007 HHs w/Inc $45000-49999 2,721 2012 HHs w/ HHr 55-59/Income $500000+ 32
2007 HHs w/Inc $50000-59999 4,449 2012 Median Household Income: HHr 55-59 $58,180
2007 HHs w/Inc $60000-74999 5,064 2012 HHs w/ HHr 60-64/Income <$15000 717
2007 HHs w/Inc $75000-99999 5,663 2012 HHs w/ HHr 60-64/Income $15000-$24999 504
2007 HHs w/Inc $100000-124999 2,913 2012 HHs w/ HHr 60-64/Income $25000-$34999 519
2007 HHs w/Inc $125000-149999 1,398 2012 HHs w/ HHr 60-64/Income $35000-$49999 668
2007 HHs w/Inc $150000-199999 836 2012 HHs w/ HHr 60-64/Income $50000-$74999 1,143
2007 HHs w/Inc $200000-249999 375 2012 HHs w/ HHr 60-64/Income $75000-$99999 752
2007 HHs w/Inc $250000-499999 358 2012 HHs w/ HHr 60-64/Income $100000-$149999 951
2007 HHs w/Inc $500000+ 53 2012 HHs w/ HHr 60-64/Income $150000-$199999 269
2007 Median HH Income $42,210 2012 HHs w/ HHr 60-64/Income $200000-$249999 94
2012 HHs w/Inc <$10000 4,936 2012 HHs w/ HHr 60-64/Income $250000-$499999 110
2012 HHs w/Inc $10000-14999 2,533 2012 HHs w/ HHr 60-64/Income $500000+ 42
2012 HHs w/Inc $15000-19999 2,516 2012 Median Household Income: HHr 60-64 $58,042
2012 HHs w/Inc $20000-24999 3,348 2012 HHs w/ HHr 65-69/Income <$15000 697
2012 HHs w/Inc $25000-29999 3,192 2012 HHs w/ HHr 65-69/Income $15000-$24999 580
2012 HHs w/Inc $30000-34999 3,385 2012 HHs w/ HHr 65-69/Income $25000-$34999 687
2012 HHs w/Inc $35000-39999 2,051 2012 HHs w/ HHr 65-69/Income $35000-$49999 605
2012 HHs w/Inc $40000-44999 3,260 2012 HHs w/ HHr 65-69/Income $50000-$74999 798
2012 HHs w/Inc $45000-49999 2,299 2012 HHs w/ HHr 65-69/Income $75000-$99999 419
2012 HHs w/Inc $50000-59999 4,845 2012 HHs w/ HHr 65-69/Income $100000-$149999 354
2012 HHs w/Inc $60000-74999 5,851 2012 HHs w/ HHr 65-69/Income $150000-$199999 225
2012 HHs w/Inc $75000-99999 6,378 2012 HHs w/ HHr 65-69/Income $200000-$249999 65
2012 HHs w/Inc $100000-124999 4,927 2012 HHs w/ HHr 65-69/Income $250000-$499999 58
2012 HHs w/Inc $125000-149999 2,377 2012 HHs w/ HHr 65-69/Income $500000+ 21
2012 HHs w/Inc $150000-199999 1,992 2012 Median Household Income: HHr 65-69 $41,042
2012 HHs w/Inc $200000-249999 657 2012 HHs w/ HHr 70-74/Income <$15000 685
2012 HHs w/Inc $250000-499999 566 2012 HHs w/ HHr 70-74/Income $15000-$24999 572
2012 HHs w/Inc $500000+ 213 2012 HHs w/ HHr 70-74/Income $25000-$34999 683
2012 Median HH Income $50,246 2012 HHs w/ HHr 70-74/Income $35000-$49999 576
2007 Median Value: Owner Occ HUs $172,547 2012 HHs w/ HHr 70-74/Income $50000-$74999 777
2012 Median Value: Owner Occ HUs $195,911 2012 HHs w/ HHr 70-74/Income $75000-$99999 415
2000 Total Population 117,755 2012 HHs w/ HHr 70-74/Income $100000-$149999 338
2000 Pop in Group Quarters 5,667 2012 HHs w/ HHr 70-74/Income $150000-$199999 206
2000 Population: Urban - Inside Urbanized Areas 0 2012 HHs w/ HHr 70-74/Income $200000-$249999 57
2000 Population: Urban - Inside Urban Clusters 78,163 2012 HHs w/ HHr 70-74/Income $250000-$499999 38
2000 Population: Rural - Farm 1,240 2012 HHs w/ HHr 70-74/Income $500000+ 5
2000 Population: Rural - Nonfarm 38,352 2012 Median Household Income: HHr 70-74 $40,043

Primary Demographics Senior Demographics Housing Demographics

Sierra Vista-Douglas, AZ MSA



2000 Total Households 43,893 2012 HHs w/ HHr 75-79/Income <$15000 623
2000 Average HH Size 2.55 2012 HHs w/ HHr 75-79/Income $15000-$24999 449
2000 Total Housing Units 51,126 2012 HHs w/ HHr 75-79/Income $25000-$34999 360
2000 Owner Occupied HUs 29,523 2012 HHs w/ HHr 75-79/Income $35000-$49999 331
2000 Renter Occupied HUs 14,370 2012 HHs w/ HHr 75-79/Income $50000-$74999 383
2000 Vacant HUs 7,233 2012 HHs w/ HHr 75-79/Income $75000-$99999 297
2000 Total Pop: Age 0-4 7,966 2012 HHs w/ HHr 75-79/Income $100000-$149999 379
2000 Total Pop: Age 5-9 8,468 2012 HHs w/ HHr 75-79/Income $150000-$199999 137
2000 Total Pop: Age 10-14 9,105 2012 HHs w/ HHr 75-79/Income $200000-$249999 57
2000 Total Pop: Age 15-19 9,127 2012 HHs w/ HHr 75-79/Income $250000-$499999 33
2000 Total Pop: Age 20-24 7,291 2012 HHs w/ HHr 75-79/Income $500000+ 14
2000 Total Pop: Age 25-29 7,074 2012 Median Household Income: HHr 75-79 $38,641
2000 Total Pop: Age 30-34 6,907 2012 HHs w/ HHr 80-84/Income <$15000 520
2000 Total Pop: Age 35-39 8,157 2012 HHs w/ HHr 80-84/Income $15000-$24999 348
2000 Total Pop: Age 40-44 8,440 2012 HHs w/ HHr 80-84/Income $25000-$34999 278
2000 Total Pop: Age 45-49 7,972 2012 HHs w/ HHr 80-84/Income $35000-$49999 239
2000 Total Pop: Age 50-54 7,401 2012 HHs w/ HHr 80-84/Income $50000-$74999 271
2000 Total Pop: Age 55-59 6,335 2012 HHs w/ HHr 80-84/Income $75000-$99999 189
2000 Total Pop: Age 60-64 6,147 2012 HHs w/ HHr 80-84/Income $100000-$149999 269
2000 Total Pop: Age 65-69 5,462 2012 HHs w/ HHr 80-84/Income $150000-$199999 102
2000 Total Pop: Age 70-74 4,725 2012 HHs w/ HHr 80-84/Income $200000-$249999 38
2000 Total Pop: Age 75-79 3,518 2012 HHs w/ HHr 80-84/Income $250000-$499999 21
2000 Total Pop: Age 80-84 2,152 2012 HHs w/ HHr 80-84/Income $500000+ 13
2000 Total Pop: Age 85+ 1,508 2012 Median Household Income: HHr 80-84 $34,906
2000 Median Age 36.80 2012 HHs w/ HHr 85+/Income <$15000 417
2000 Pop 16+ Employed in Armed Forces 5,271 2012 HHs w/ HHr 85+/Income $15000-$24999 292
2000 Pop 16+ Employed in Civilian Labor Force 42,626 2012 HHs w/ HHr 85+/Income $25000-$34999 232
2000 Pop 16+ Civilian Unemployed 3,076 2012 HHs w/ HHr 85+/Income $35000-$49999 204
2000 Unemployment Rate 6.70 2012 HHs w/ HHr 85+/Income $50000-$74999 253
2000 Wrkrs 16+:Trvl Time < 5 min 3,470 2012 HHs w/ HHr 85+/Income $75000-$99999 167
2000 Wrkrs 16+:Trvl Time 5-9 min 9,536 2012 HHs w/ HHr 85+/Income $100000-$149999 233
2000 Wrkrs 16+:Trvl Time 10-14 min 10,267 2012 HHs w/ HHr 85+/Income $150000-$199999 67
2000 Wrkrs 16+:Trvl Time 15-19 min 7,721 2012 HHs w/ HHr 85+/Income $200000-$249999 29
2000 Wrkrs 16+:Trvl Time 20-24 min 3,870 2012 HHs w/ HHr 85+/Income $250000-$499999 10
2000 Wrkrs 16+:Trvl Time 25-29 min 1,381 2012 HHs w/ HHr 85+/Income $500000+ 3
2000 Wrkrs 16+:Trvl Time 30-34 min 2,682 2012 Median Household Income: HHr 85+ $35,692
2000 Wrkrs 16+:Trvl Time 35-39 min 608 Count
2000 Wrkrs 16+:Trvl Time 40-44 min 669
2000 Wrkrs 16+:Trvl Time 45-59 min 1,714
2000 Wrkrs 16+:Trvl Time 60-89 min 1,973
2000 Wrkrs 16+:Trvl Time 90+ min 1,164
2000 Average Travel Time to Work 19.80
2000 HHs w/Inc: < $10000 5,438
2000 HHs w/Inc: $10000-$14999 3,772
2000 HHs w/Inc: $15000-$19999 3,800
2000 HHs w/Inc: $20000-$24999 3,779
2000 HHs w/Inc: $25000-$29999 3,456
2000 HHs w/Inc: $30000-$34999 3,245
2000 HHs w/Inc: $35000-$39999 2,643
2000 HHs w/Inc: $40000-$44999 2,607
2000 HHs w/Inc: $45000-$49999 2,203
2000 HHs w/Inc: $50000-$59999 3,612
2000 HHs w/Inc: $60000-$74999 3,827
2000 HHs w/Inc: $75000-$99999 3,154
2000 HHs w/Inc: $100000-$124999 1,231
2000 HHs w/Inc: $125000-$149999 400
2000 HHs w/Inc: $150000-$199999 430
2000 HHs w/Inc: $200000+ 299
2000 Median HH Income $32,436
2000 Occupied Housing Units 43,893
2000 Occupied Housing Units: 1-person HH 11,110
2000 Occupied Housing Units: 2-person HH 15,853
2000 Occupied Housing Units: 3-person HH 6,482
2000 Occupied Housing Units: 4-person HH 5,659
2000 Occupied Housing Units: 5-person HH 2,847
2000 Occupied Housing Units: 6-person HH 1,188
2000 Occupied Housing Units: 7+ person HH 754
2000 Median Value: Owner Occ HUs $80,165
2000 HUs by Year Structure Built: 1999-March 2000 1,712
2000 HUs by Year Structure Built: 1995-1998 5,681
2000 HUs by Year Structure Built: 1990-1994 4,591
2000 HUs by Year Structure Built: 1980-1989 9,933
2000 HUs by Year Structure Built: 1970-1979 12,551
2000 HUs by Year Structure Built: 1960-1969 5,706
2000 HUs by Year Structure Built: 1950-1959 4,640
2000 HUs by Year Structure Built: 1940-1949 1,773
2000 HUs by Year Structure Built: 1939 or Earlier 4,539
2000 Median Year Structure Built: Total HUs 1,977
1990 Total Population 97,624
1990 Urban Population Inside Urbanized Area 0
1990 Urban Population Outside Urbanized Area 68,359
1990 Rural Farm Population 925
1990 Rural Nonfarm Population 28,340
1990 Total Households 34,546
1990 Average Household Size 2.68
1990 Total Housing Units 40,238
1990 Owner Occupied Housing Units 21,983
1990 Renter Occupied Housing Units 12,563
1990 Vacant Housing Units 5,692
1990 Total Population 0-4 7,519
1990 Total Population 5-9 7,664
1990 Total Population 10-14 7,584
1990 Total Population 15-19 7,742
1990 Total Population 20-24 6,868
1990 Total Population 25-29 7,449
1990 Total Population 30-34 7,671
1990 Total Population 35-39 7,235
1990 Total Population 40-44 6,440
1990 Total Population 45-49 5,300
1990 Total Population 50-54 4,626
1990 Total Population 55-59 4,459
1990 Total Population 60-64 4,611
1990 Total Population 65-69 4,426
1990 Total Population 70-74 3,488
1990 Total Population 75-79 2,337
1990 Total Population 80-84 1,349
1990 Total Population 85+ 856
1990 Median Age 32.60
Count
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STATEMENT OF PROFESSIONAL QUALIFICATIONS 
H. BLAIR KINCER, MAI 

I. Education  

Duquesne University, Pittsburgh, Pennsylvania 
Masters in Business Administration 
Graduated Suma Cum Laude 
 
West Virginia University, Morgantown, West Virginia 
Bachelor of Science in Business Administration 
Graduated Magna Cum Laude 

 
II. Licensing and Professional Affiliation  

Member of the Appraisal Institute (MAI) 
Past Member Frostburg Housing Authority 
Certified General Real Estate Appraiser – State of Arizona 
Certified General Real Estate Appraiser – State of Connecticut 
Certified General Real Estate Appraiser – State of Maryland 

 Certified General Real Estate Appraiser – State of Michigan 
Certified General Real Estate Appraiser – State of Mississippi 
Certified General Real Estate Appraiser – State of New York 
Certified General Real Estate Appraiser – State of North Carolina 
Certified General Real Estate Appraiser – Commonwealth of Pennsylvania 
Certified General Real Estate Appraiser – State of South Carolina 
Certified General Real Estate Appraiser – State of Tennessee 
Certified General Real Estate Appraiser – Commonwealth of Virginia 
Certified General Real Estate Appraiser – State of Washington 
Certified General Real Estate Appraiser – State of West Virginia 

 
III. Professional Experience  

 
Partner, Novogradac & Company LLP 
Vice President, Capital Realty Advisors, Inc.  
Vice President - Acquisitions, The Community Partners Development Group, LLC  
Commercial Loan Officer/Work-Out Specialist, First Federal Savings Bank of Western MD  
Manager - Real Estate Valuation Services, Ernst & Young LLP  
Senior Associate, Joseph J. Blake and Associates, Inc.  
Senior Appraiser, Chevy Chase, F.S.B.  
Senior Consultant, Pannell Kerr Forster 

 
IV. Professional Training  

Have presented at and attended various IPED and Novogradac conferences 
regarding the affordable housing industry.  Have done presentations on the 
appraisal and market analysis of Section 8 and 42 properties.  Have spoken 
regarding general market analysis topics. 
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Obtained the MAI designation in 1998 and maintained continuing education 
requirements since. 

 
V. Real Estate Assignments – Examples  

• In general, have managed and conducted numerous market analyses and appraisals 
for all types of commercial real estate since 1988.  Since 1995 have focused on the 
affordable housing industry. 

 
• Have managed and conducted numerous market and feasibility studies for 
affordable housing. Properties are generally Section 42 Low Income Housing Tax 
Credit Properties. Local housing authorities, developers, syndicators and lenders have 
used these studies to assist in the financial underwriting and design of LIHTC 
properties. Analysis typically includes; unit mix determination, demand projections, 
rental rate analysis, competitive property surveying and overall market analysis. An 
area of special concentration has been the category of Senior Independent living 
properties. Work has been national in scope.  

 
• Have managed and conducted numerous appraisals of affordable housing (primarily 
LIHTC developments). Appraisal assignments typically involved determining the as is, 
as if complete and the as if complete and stabilized values. Additionally, encumbered 
(LIHTC) and unencumbered values were typically derived. The three traditional 
approaches to value are developed with special methodologies included to value tax 
credit equity, below market financing and Pilot agreements. 

 
• Performed numerous appraisals in 17 states of proposed new construction and 
existing properties under the HUD Multifamily Accelerated Processing program.  
These appraisals meet the requirements outlined in HUD Handbook 4465.1 and 
Chapter 7 of the HUD MAP Guide. 

 
• Performed numerous market study/appraisals assignments for USDA RD properties 
in several states in conjunction with acquisition rehabilitation redevelopments.  
Documents are used by states, FannieMae, USDA and the developer in the 
underwriting process.  Market studies are compliant to State, FannieMae and USDA 
requirements.  Appraisals are compliant to FannieMae and USDA HB-1-3560 Chapter 
7 and Attachments.  

 
• Completed numerous FannieMae appraisals of affordable and market rate multi-
family properties for Fannie DUS Lenders.  Currently have ongoing assignment 
relationships with several DUS Lenders. 

 
• In accordance with HUD’s Section 8 Renewal Policy and Chapter 9, Mr. Kincer has 
completed numerous Rent Comparability Studies for various property owners and local 
housing authorities. The properties were typically undergoing recertification under 
HUD’s Mark to Market Program. 

 



STATEMENT OF PROFESSIONAL QUALIFICATIONS 
MARY M. MESSICK 

 
I. Education 
 

Rice University, Houston, TX 
Bachelor of Arts in English; Bachelor of Arts in Policy Studies 

 
II. Professional Experience 
 

Manager, Novogradac & Company LLP 
Assistant Business Manager, National Main Street Center, National Trust for Historic 
Preservation 
Program Coordinator, Urban Business Initiative 
 

III. Real Estate Assignments 
 
A representative sample of Due Diligence, Consulting, or Valuation Engagements includes: 
 
• Conducted numerous market and feasibility studies for family and senior affordable 

housing. Properties are generally Section 42 Low Income Housing Tax Credit Properties. 
Local housing authorities, developers, syndicators and lenders have used these studies to 
assist in the financial underwriting and design of LIHTC properties. Analysis typically 
includes; physical inspection of site and market, unit mix determination, demand 
projections, rental rate analysis, competitive property surveying and overall market 
analysis. Market studies completed in: Alabama, Arkansas, California, Colorado, Florida, 
Georgia, Idaho, Illinois, Iowa, Kansas, Maryland, Massachusetts, Michigan, Minnesota, 
Mississippi, Missouri, New Jersey, New York, North Carolina, Oklahoma, Pennsylvania, 
South Carolina, Texas, Utah, Virginia, Washington, and Wisconsin. 

 
• Assisted in appraisals of proposed new construction and existing Low-Income Housing 

Tax Credit properties.  
 
• Assisted in the preparation of Rent Comparability Studies according to HUD guidelines. 
 
• Assisted in preparing a market and financial feasibility study for a proposed conference 

center at the Tamarack Resort in Donnelly, Idaho. The research involved analysis of 
comparable conference facilities, regional analysis including economic impact of a new 
conference center, and a cost and revenue analysis. 

 
• Assisted in preparing market studies for proposed single-family home and condominium 

developments, including recommended pricing, absorption period, and competitive 
analysis. Projects completed in Spanish Fork, UT and Fairhaven, MA. 

 
• Assisted in preparing a market study for an Enhanced Use Leasing project in Rock 

Island, IL. Market study included analysis of a golf facility, vacant parcel of land, and 
historic home.  



STATEMENT OF PROFESSIONAL QUALIFICATIONS 
K. DAVID ADAMESCU 

 
 
I. Education 

 
The Ohio State University, Columbus, OH 
Masters of City and Regional Planning 
Bachelors of Arts, Economics 
 

II. Professional Experience 
 

Real Estate Analyst, Novogradac & Company LLP 
Project Director, VWB Research 
Field Analyst, The Danter Company 
 

III. Real Estate Assignments 
 
A representative of assignments relating to research and market feasibility studies 
includes: 
 

• Written and supervised the production of affordable rental housing market 
studies for projects located throughout the continental United States as well 
as Alaska. The preponderance of experience is with the Section 42 Low-
income Housing Tax Credit, HUD Section 8, and USDA Rural Development 
programs. 

 
• Additional experience writing market feasibility analyses for market-rate 

rental housing, condominium housing, single-family housing, senior-
oriented housing, seasonal housing, retail, office, golf course/marina resorts, 
and mixed-use developments.  

 
• Conducted special research for highest and best use evaluations, the impact 

of “green” development principals on marketability, and seasonal housing 
dynamics. 

 
• Reviewed third-party market studies and appraisals for investors in the 

secondary market.   
 




