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558 West Broad St, Athens Georgia 
Jake Bova, Aidan Erickson Mullane, Sofia Kofman, Julia Zangrilli 

Property Overview 
The property we chose is 558 West Broad St in Athens 
Georgia. It is set to be finished in 2024 as a class A 
building. The land has a purchase price of $5,206,612. 
Estimated at, $135,000,000 when sold after a 10-year 
hold, and 39% levered IRR. At 600,000 square feet, the 
property has 343 units and is 7 stories tall. The 
development will encompass a mix of 1–5 bedroom 
floorplans totaling 750 beds. It also includes countless 
amenities such as a coffee shop, pool, wellness center, 
resident and ground-floor study lounge, private study 
area, fitness center, bike storage, and a pet grooming 
station. It’s within a mile of UGA, UGA main Library, 
and the Stanford Stadium It’s also 0.5 miles away from 
downtown Athens offering residents access to several 
dining and entertainment options.  

 

Thesis 
We are bullish on the Student Housing Sector in Athens, Georgia as it offers 
favorable investment dynamics for the following reasons. One reason is that there 
is enrollment growth across select Power 5 universities which include schools 
within the ACC, SEC, Big 10, Big 12, and Pac 12 conferences. Talking with CRE 
industry professional, Chad Terc at CIBC he noted in a conference call that the 
number one metric CIBC looks at when they look to lend on a deal is the 
enrollment growth of subject universities. Additionally, speaking to Athens 
specifically. Only 1 in 5 students are able to live on campus in UGA, while the 
remaining 31,000 students need to find housing elsewhere. The Athen’s submarket 
offers favorable supply and demand dynamics. Additionally we believe that this 
asset class will present IREA with minimized risk as this subject property is 
basically a risk-free property income stream. With the fact that rent is guaranteed 
by cosigners of students, we do not foresee cash flow problems. We also see the 
opportunity for tenant retention through graduate student population as well as 
citizens of Athens who are priced out of their apartment due to rent escalations. 
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Market Analysis 
Athens has a population of about 129,640 with a 
medium income of $51,227. The median age is 27 
years old and the age between that of 15-20 is in the 
25-30% percentile for Athens population by age, 
making it the highest in comparison to other age gaps 
as shown in the graph to the left. In addition, the 
University of Georgia enrollment growth year-over-
year has been consistently increasing with 56,916 
students enrolling in the fall of 2022, which is about 
4,000 more than the fall of 2020, during the 
pandemic. 80% of the UGA student body lives off 
campus. 

Catalysts 
Due to our bullish confidence in investing in the 
student housing sector, our number one market 
criteria is student enrollment. Our brand new, class 
A property, will add value to itself with increase in 
rent growth if student enrollment and demand for 
off campus housing continues to increase. The three 
main catalysts in Athens that led us to want to invest 
in the area is, demand for housing, decrease in 
vacancy rates, and average increase in rents due to 
positive trends in population growth and student 
enrollment: 
 
Catalyst #1 
Pent-up demand for in-person academic 
experiences, coupled with international foreign 
travel resuming, have prompted both domestic and 
international students to return to campuses. Most 
investors have realized that a smart real estate 
portfolio asset allocation strategy includes a 
meaningful distribution of the residential allocation 
toward student housing, where cap rates are 
measurably higher than in multifamily. 
 
Catalyst #2 
National vacancy rates dropped to 2.9% from 7.9% 
and off-campus occupancies only fell 3 percent 
during the 2020-21 academic year and have since 
then recovered to pre-pandemic levels. 
 
Catalyst #3 
Average increase in student housing rents is 
currently sitting at 5.8%. UGA registered a 6.4% 
increase in rent rates and a 60-basis point uptick in 
enrollments, YOY as of December 2021. Rent 
growth for the coming academic year is at 5%. In 
the pre-pandemic year 2019, it stood at 3%. 
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Risks & Exit Strategies 
Student housing doesn’t go without its risks, and so we have compiled potential risks and our combat strategies 
down below: 

Risk/ Strategy #1: Rising Tuition Costs 

After tuition freezes and discounts at many colleges last school year due to the economic impact of the 
coronavirus pandemic on families across the country, tuition rates are up this year. universities raising tuition 
costs every year, this upward pressure has opportunity to present downward pressure in enrollments across the 
country.  

Risk/ Strategy #2: Ceiling for Rents 

Limit on how high rents can be pushed up. Leases are only being renewed once a year in the same period as 
opposed to multifamily where leases are constantly being turned over.  

Risk/ Strategy #3: Construction costs and delays 

Our construction cost estimate for an all-in cost per unit is rough at $150,000. Through research into renovation 
research case studies, as well as ground up development costs, we landed in the $150,000 range. If supply of 
materials were to be impacted by supply chain distributions, then subsequently there would be upward pressures 
on both labor and costs of materials; hindering our ability to provide the marketed project level IRR of 18%. 
Construction delays, although common during the height of the pandemic, would impact our ability to produce 
the same level of cash flow starting in year 2025, would ultimately flow down and negatively affect our bottom 
line. 

Risk of Online Learning 
We don’t foresee that online learning will be a disruptor to enrollment at residential universities—students want 
to be at school and not online. And we foresee the return of international students to U.S. universities, 
particularly starting in fall 2022. 
 

558 West Broad Street Mitigation  

Athens is primed for multifamily conversion due to unaffordability. Athens was recently rated as a 65.6 on 
Federal Home Affordability scale, which measures the degree to which a typical family can afford a monthly 
mortgage on a typical home. A score of a 100 means that a family with the area median income has exactly 
enough to qualify for a mortgage for a median priced home. The 65.6 score in Athens, although not favorable in 
terms of residents ability to pay their mortgages, some of this cohort would be potential people to be priced out of 
home ownership and would be forced to rent in the Athens market. 
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