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2020 Exhibit S-2 SCSHFDA Primary Market Area Analysis Summary: 

Development Name:  Willow Creek Total of # Units:             25  
 

Address:  312 Pine Street Ext. # of LIHTC Units:           24  

PMA Boundary:     McCormick County boundaries 

  
  

  
  
  
  

  





2020 S-2 Rent Calculation Worksheet 

# Units
Bedroom 
Type

Proposed 
Tenant 
Paid Rent

Net 
Proposed 
Tenant Rent 
by Bedroom 
Type

Gross 
HUD FMR

Gross HUD 
FMR Total

Tax Credit 
Gross Rent 
Advantage

0 BR $0 $0
0 BR $0 $0
0 BR $0 $0

5 1 BR $237 $1,185 $494 $2,470
19 1 BR $237 $4,503 $494 $9,386

1 BR $0 $0
2 BR $0 $0
2 BR $0 $0
2 BR $0 $0
3 BR $0 $0
3 BR $0 $0
3 BR $0 $0
4 BR $0 $0
4 BR $0 $0
4 BR $0 $0

Totals 24 $5,688 $11,856 52.02%

Updated 2/14/20















































































































UNRESTRICTED MARKET RENT ANALYSIS USING CONVENTIONAL PROJECTS
Project - PCN: 20-021
McCormick, South Carolina

FACTOR: 2 2 2 2 2 2 2 1

Project Name 1BR

Rent
.

2 BR 3 BR COMMENTS
Amber Chase 1972 100 7.0 6 7 8 8 8.0 10.0 11.0 0 74.0 78.0 80.0 625 800 900 1.0
Barrington 2016 133 0.0 7 8 9 6 6.1 11.2 — 9 81.2 91.4 — 795 950 — 1.0
Lakeview 1970s 100 2.0 8 7 8 7 5.4 7.1 7.0 0 70.8 74.2 74.0 640 750 860 1.0
Montclair 1999 98 0.0 7 8 8 4 7.2 9.5 — 4 72.4 77.0 — 683 * 800 * — 1.0
University Commons 1976 106 7.5 5 7 7 8 6.6 8.0 9.0 0 67.2 70.0 72.0 625 700 800 1.0

— — — 1.0

— — — 1.0
— — — 1.0
— — — 1.0
— — — 1.0
— — — 1.0
— — — 1.0
— — — 1.0
— — — 1.0
— — — 1.0
— — — 1.0

SUBJECT 1993 24   N/A 9 8 9 7 5.8 — — 7 84.5 — — 587 — —   N/A  60% AMI rents

Weighted average market rents for subject 796
Market advantage for subject's highest rent 26.3%

0 = Poor;  10 = Excellent:  Points are relative and pertain to this market only

m = FmHa Market rent;  * = Average;  a = Approximate;  Points for the age of a project represent an average of the original construction and the rehabilitation

Where information is unattainable, points may be awarded based on an estimate:  This is also denoted by an "a"

g = garden; t = townhouse 587 — —  50% AMI rents
b = adjusted age considering proposed renovations market - subject = % mkt adv
©2009 John Wall and Associates market 26.3% mkt adv for 50% rents
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M
ap

N
um

be
r

T
w

o-
B

ed
ro

om

Si
ze

 (
s.

f.
)

Laundry Facility
Tennis Court
Swimming Pool
Club House

Playground

A
m

en
it

ie
s

Furnished
Air Conditioning
Drapes/Blinds

A
p

pl
ia

nc
es

U
ni

t 
F

ea
tu

re
s

Refrigerator
Range/Oven
Dishwasher
Garbage Disposal
W/D Connection

Garages

Cable Pre-Wired

Other

Other

Other

M
cC

or
m

ic
k,

 S
ou

th
 C

ar
ol

in
a 

- P
C

N
 2

0-
02

1

R
en

t
Y

ea
r 

B
ui

lt
:

Access/Security Gate

Washer, Dryer

Fireplace

Microwave Oven

Free Cable

P
ro

je
ct

:

C
om

pl
ex

:

Other

Other

Other

W
ill

ow
 C

re
ek

19
93

81
6

x
x

x
x

x
x

x
x

w
s

12
.0

%

N
R

U

L
IH

T
C

/S
ec

 5
15

 E
ld

er
ly

 6
2+

;
P

B
R

A
=

24
12

.5
%

0.
0%

V
ac

an
cy

 R
at

es
:  

   
   

   
   

   
  1

 B
R

   
   

 2
 B

R
   

   
 3

 B
R

   
   

 4
 B

R
   

 o
ve

ra
ll

C
op

yr
ig

ht
 ©

K
E

Y
:  

P 
=

 p
ro

po
se

d;
 U

C
 =

 u
nd

er
 c

on
st

ru
ct

io
n;

 R
 =

 r
en

ov
at

ed
; B

O
I 

=
 b

as
ed

 o
n 

in
co

m
e;

 s
 =

 s
om

e;
 a

 =
 a

ve
ra

ge
; b

 =
 b

as
ic

 re
nt



Utilities Included

20-021 SUBJECT
Willow Creek
312 N. Pine St. Ext.
McCormick

Proposed
Rehab

Map Number:

5 575
575

1
1

Efficiency/Studio
One-Bedroom

Two-Bedroom

Three-Bedroom

Four-Bedroom

No. of Units Size (s.f.)Baths

1 8772

TOTALS 25

*Computer center, gazebo, and 200 sq. ft. screened porch
There is one two bedroom staff unit.

Comments:

19

x Laundry Facility
Tennis Court
Swimming Pool

x Club House

Playground

Amenities

Furnished
Air Conditioning
Drapes/Blinds

Appliances Unit Features
x
x

x

x

x
x
x

t
Refrigerator
Range/Oven

Dishwasher
Garbage Disposal
W/D Connection

Garages
Cable Pre-Wired

Other Other Other

McCormick, South Carolina - PCN 20-021

Vacant Rent

P
P

P

0

PBRA

NRU

Copyright ©

Year Built:

Specials

Subsidies
LIHTC(50%, 60%)/Sec 515
Elderly 62+; PBRA=24

Waiting List

Access/Security Gate Washer, Dryer

Fireplace

x Microwave Oven

PBRA

Free Cable

Last Rent Increase

KEY:  P = proposed; UC = under construction; R = renovated; BOI = based on income; s = some; a = average; b = basic rent

1 BR vacancy rate

Project:

Complex:

*
Fitness Center x Free Internetx Ceiling Fan

2 BR vacancy rate

3 BR vacancy rate

4 BR vacancy rate



Utilities Included

Cherry Manor
1 S. Cherry St.
McCormick
Abbie (2-28-20)
864-465-2519

1980

Map Number:

Efficiency/Studio
One-Bedroom

Two-Bedroom

Three-Bedroom

Four-Bedroom

No. of Units Size (s.f.)Baths

5 N/A1

TOTALS 20

10

5

Managed by Westminster Company; Same manager as Cherry Valley and Westowne; *Patio/balconyComments:

N/A

N/A

1

2

Laundry Facility
Tennis Court
Swimming Pool
Club House

x Playground

Amenities

Furnished
Air Conditioning
Drapes/Blinds

Appliances Unit Features
x
x

x

x
x
x

Refrigerator
Range/Oven

Dishwasher
Garbage Disposal
W/D Connection

Garages
Cable Pre-Wired

Other Other Other

McCormick, South Carolina - PCN 20-021

Vacant Rent

0

0

00.0%

PBRA

PBRA

PBRA

Copyright ©

0
Year Built:

Specials

Subsidies
Sec 8

Waiting List
WL=7 (1BR), 5 (2BR) & 4 (3BR)

Access/Security Gate Washer, Dryer

Fireplace

Microwave Oven

Free Cable

Last Rent Increase

KEY:  P = proposed; UC = under construction; R = renovated; BOI = based on income; s = some; a = average; b = basic rent

1 BR vacancy rate

Project:

Complex:

*
Fitness Center Free InternetCeiling Fan

0.0%

0.0%

0.0%

2 BR vacancy rate

3 BR vacancy rate

4 BR vacancy rate



Utilities Included

Cherry Valley
700 S. Cherry St.
McCormick
Abbie (2-28-20)
864-465-2519

1980

Map Number:

24 N/A1
Efficiency/Studio
One-Bedroom

Two-Bedroom

Three-Bedroom

Four-Bedroom

No. of Units Size (s.f.)Baths

TOTALS 24

Managed by Westminster Company; Same manager as Cherry Manor and Westowne; *Patio/balconyComments:

x Laundry Facility
Tennis Court
Swimming Pool

x Club House

Playground

Amenities

Furnished
Air Conditioning
Drapes/Blinds

Appliances Unit Features
x
x

x
x
x

Refrigerator
Range/Oven

Dishwasher
Garbage Disposal
W/D Connection

Garages
Cable Pre-Wired

Other Other Other

McCormick, South Carolina - PCN 20-021

Vacant Rent

0

00.0%

PBRA

Copyright ©

Year Built:

Specials

Subsidies
Sec 515 Elderly; PBRA=23

Waiting List
WL=2

Access/Security Gate Washer, Dryer

Fireplace

Microwave Oven

Free Cable

Last Rent Increase

KEY:  P = proposed; UC = under construction; R = renovated; BOI = based on income; s = some; a = average; b = basic rent

0.0%1 BR vacancy rate

Project:

Complex:

*
Fitness Center Free InternetCeiling Fan

2 BR vacancy rate

3 BR vacancy rate

4 BR vacancy rate



Utilities Included

McCormick Manor
713 S. Mine St.
McCormick
Susan (2-26-20)
864-852-3145

1993
2018 Rehab

Map Number:

24 N/A1
Efficiency/Studio
One-Bedroom

Two-Bedroom

Three-Bedroom

Four-Bedroom

No. of Units Size (s.f.)Baths

TOTALS 24

1990 & 2017 LIHTC allocations; Managed by Boyd Management; Same manager as Oaks and Timber Ridge; Office hours:
M-Th 8:30-2:30

Comments:

x Laundry Facility
Tennis Court
Swimming Pool

x Club House

Playground

Amenities

Furnished
Air Conditioning
Drapes/Blinds

Appliances Unit Features
x
x

x

x
x
x

Refrigerator
Range/Oven

Dishwasher
Garbage Disposal
W/D Connection

Garages
Cable Pre-Wired

Other Other Other

McCormick, South Carolina - PCN 20-021

Vacant Rent

1

14.2%

PBRA

Copyright ©

Year Built:

Specials

Subsidies
LIHTC/Sec 515 Elderly;
PBRA=24

Waiting List

Access/Security Gate Washer, Dryer

Fireplace

x Microwave Oven

Free Cable

Last Rent Increase

KEY:  P = proposed; UC = under construction; R = renovated; BOI = based on income; s = some; a = average; b = basic rent

4.2%1 BR vacancy rate

Project:

Complex:

x Fitness Center Free InternetCeiling Fan

2 BR vacancy rate

3 BR vacancy rate

4 BR vacancy rate



Utilities Included

Oaks
500 N. Pine St. Ext.
McCormick
Susan (2-26-20)
864-852-3145

1988
2007 Rehab

Map Number:

20 N/A1
Efficiency/Studio
One-Bedroom

Two-Bedroom

Three-Bedroom

Four-Bedroom

No. of Units Size (s.f.)Baths

TOTALS 20

1988 LIHTC allocation & 2006 Bond allocation; Managed by Boyd Management; Same manager as McCormick Manor and
Timber Ridge; Office hours: M-Th 8:30-2:30

Comments:

x Laundry Facility
Tennis Court
Swimming Pool
Club House

Playground

Amenities

Furnished
Air Conditioning
Drapes/Blinds

Appliances Unit Features
x
x

x

x

x
x
x

wst
Refrigerator
Range/Oven

Dishwasher
Garbage Disposal
W/D Connection

Garages
Cable Pre-Wired

Other Other Other

McCormick, South Carolina - PCN 20-021

Vacant Rent

0

00.0%

PBRA

Copyright ©

Year Built:

Specials

Subsidies
LIHTC/Bond/Sec 515 Elderly;
PBRA=19

Waiting List

Access/Security Gate Washer, Dryer

Fireplace

Microwave Oven

Free Cable

Last Rent Increase

KEY:  P = proposed; UC = under construction; R = renovated; BOI = based on income; s = some; a = average; b = basic rent

0.0%1 BR vacancy rate

Project:

Complex:

x Fitness Center Free InternetCeiling Fan

2 BR vacancy rate

3 BR vacancy rate

4 BR vacancy rate



Utilities Included

SC Regional Housing Authority No. 1
McCormick
Donna - HA (2-25-20)
864-984-0578 - HA

Map Number:

Efficiency/Studio
One-Bedroom

Two-Bedroom

Three-Bedroom

Four-Bedroom

No. of Units Size (s.f.)Baths

TOTALS

This housing authority operates two complexes (about 40 total units) in McCormick - locations are Church Street and
Carolina Street; Each property currently has one vacancy, but there are 14 households on the waiting list for McCormick

Comments:

Laundry Facility
Tennis Court
Swimming Pool
Club House

Playground

Amenities

Furnished
Air Conditioning
Drapes/Blinds

Appliances Unit Features

Refrigerator
Range/Oven

Dishwasher
Garbage Disposal
W/D Connection

Garages
Cable Pre-Wired

Other Other Other

McCormick, South Carolina - PCN 20-021

Vacant Rent

Copyright ©

Year Built:

Specials

Subsidies
Public Housing

Waiting List

Access/Security Gate Washer, Dryer

Fireplace

Microwave Oven

Free Cable

Last Rent Increase

KEY:  P = proposed; UC = under construction; R = renovated; BOI = based on income; s = some; a = average; b = basic rent

1 BR vacancy rate

Project:

Complex:

Fitness Center Free InternetCeiling Fan

2 BR vacancy rate

3 BR vacancy rate

4 BR vacancy rate



Utilities Included

Timber Ridge
308 Wall Rd.
McCormick
Susan (2-26-20)
864-852-3145

1994
2014 Rehab

Map Number:

12 N/A1
Efficiency/Studio
One-Bedroom

Two-Bedroom

Three-Bedroom

Four-Bedroom

No. of Units Size (s.f.)Baths

24 N/A1

TOTALS 36

1993 LIHTC allocation & 2014 Bond allocation; Managed by Boyd Management; Same manager as McCormick Manor and
Oaks; Office hours: M-Th 8:30-2:30

Comments:

x Laundry Facility
Tennis Court
Swimming Pool

x Club House

x Playground

Amenities

Furnished
Air Conditioning
Drapes/Blinds

Appliances Unit Features
x
x

x

x
x
x

wst
Refrigerator
Range/Oven

Dishwasher
Garbage Disposal
W/D Connection

Garages
Cable Pre-Wired

Other Other Other

McCormick, South Carolina - PCN 20-021

Vacant Rent

0

0

00.0%

446b

535b

Copyright ©

Year Built:

Specials

Subsidies
LIHTC/Bond/Sec 515;
PBRA=25; Sec 8=6

Waiting List
WL=few

Access/Security Gate Washer, Dryer

Fireplace

Microwave Oven

Free Cable

Last Rent Increase

KEY:  P = proposed; UC = under construction; R = renovated; BOI = based on income; s = some; a = average; b = basic rent

0.0%1 BR vacancy rate

Project:

Complex:

Fitness Center Free InternetCeiling Fan

0.0%2 BR vacancy rate

3 BR vacancy rate

4 BR vacancy rate



Utilities Included

Westowne
437 Talbert Rd.
McCormick
Abbie (2-28-20)
864-465-2519

1980

Map Number:

8 N/A1
Efficiency/Studio
One-Bedroom

Two-Bedroom

Three-Bedroom

Four-Bedroom

No. of Units Size (s.f.)Baths

24 N/A1

TOTALS 40

8

Managed by Westminster Company; Same manager as Cherry Manor and Cherry ValleyComments:

N/A1

x Laundry Facility
Tennis Court
Swimming Pool
Club House

x Playground

Amenities

Furnished
Air Conditioning
Drapes/Blinds

Appliances Unit Features
x
x

x
x
x

Refrigerator
Range/Oven

Dishwasher
Garbage Disposal
W/D Connection

Garages
Cable Pre-Wired

Other Other Other

McCormick, South Carolina - PCN 20-021

Vacant Rent

0

0

00.0%

PBRA

PBRA

PBRA

Copyright ©

0
Year Built:

Specials

Subsidies
Sec 515/Sec 8; PBRA=40

Waiting List
WL=18 (1BR), 5 (2BR) & 2 (3BR)

Access/Security Gate Washer, Dryer

Fireplace

Microwave Oven

Free Cable

Last Rent Increase

KEY:  P = proposed; UC = under construction; R = renovated; BOI = based on income; s = some; a = average; b = basic rent

0.0%1 BR vacancy rate

Project:

Complex:

Fitness Center Free InternetCeiling Fan

0.0%

0.0%

2 BR vacancy rate

3 BR vacancy rate

4 BR vacancy rate



Utilities Included

Willow Creek
SUBJECT - Present
312 N. Pine St. Ext.
McCormick
Sarah (2-26-20)
864-852-2726

1993

Map Number:

24 5751
Efficiency/Studio
One-Bedroom

Two-Bedroom

Three-Bedroom

Four-Bedroom

No. of Units Size (s.f.)Baths

1 8162

TOTALS 25

1992 & 1993 LIHTC allocations; Managed by Hallmark Management; Jackie (regional manager) says there is very little
turnover at this property; There is one two bedroom staff unit; LM 2-25; Sarah said she is without a maintenance person
currently so getting the vacant units ready to rent is slower - recent vacancies are from two residents moving to nursing
homes and one resident becoming ineligible based on income

Comments:

x Laundry Facility
Tennis Court
Swimming Pool

x Club House

Playground

Amenities

Furnished
Air Conditioning
Drapes/Blinds

Appliances Unit Features
x
x

x

x
x
x

wst
Refrigerator
Range/Oven

Dishwasher
Garbage Disposal
W/D Connection

Garages
Cable Pre-Wired

Other Other Other

McCormick, South Carolina - PCN 20-021

Vacant Rent

3

0

312.0%

PBRA

NRU

Copyright ©

Year Built:

Specials

Subsidies
LIHTC/Sec 515 Elderly 62+;
PBRA=24

Waiting List
WL=1

Access/Security Gate Washer, Dryer

Fireplace

Microwave Oven

Free Cable

Last Rent Increase

KEY:  P = proposed; UC = under construction; R = renovated; BOI = based on income; s = some; a = average; b = basic rent

12.5%1 BR vacancy rate

Project:

Complex:

Fitness Center Free InternetCeiling Fan

0.0%2 BR vacancy rate

3 BR vacancy rate

4 BR vacancy rate
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