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Allen & Associates Consulting, Inc.
P.O. Box 79196
Charlotte, North Carolina 28271
Phone: 704-905-2276 | Fax: 704-220-0470
E-mail: jcarroll@allenadvisors.com

July 23, 2018

Ms. Kimberly D. Byrd
Alleghany Building L.P.
1700 New Hope Road
Waynesboro, Virginia 22980

Re: Alleghany Building Apartments
Dear Ms. Kimberly D. Byrd:

The subject property, known as Alleghany Building Apartments, is an existing affordable multifamily
development located at 511 E Ridgeway Street in Clifton Forge, Alleghany County, Virginia. The subject
property consists of 20 revenue-producing units originally constructed in 1925 and renovated in 1998 with
LIHTC financing. The sponsor has proposed to renovate the property with tax credit financing. The subject
property is an open age community.

The sponsor has entered into an MOU with South River Development Corporation and Blue Ridge
Independent Living Center to provide supportive services to residents with disabilities at the subject property.
For purposes of this analysis, however, we treat the property as if it were open to income-qualified residents of
all ages. A copy of the MOU is found in the Appendix.

The subject property is proposed to consist of 20 revenue-producing units including 0 and 1-bedroom
apartments. A total of 5 units are proposed to be income restricted to 40% of AMI; a total of 5 units are
proposed to be income restricted to 50% of AMI; a total of 10 units are proposed to be income restricted to
60% of AMI; no units are proposed to be set aside as market rate units; a total of 5 units are proposed to
benefit from project-based rental assistance; a total of 10 units are proposed to benefit from HOME financing.

The scope of this assignment consists of a comprehensive market analysis for the subject property. The
market study was completed in accordance with National Council for Housing Market Analyst (NCHMA)
guidelines and the Uniform Standards of Professional Practice (USPAP). The completion of this report
involved a site visit, interviews with local property managers, and the collection of market data through
discussions with persons knowledgeable of the local real estate market.

The purpose, intended use, and function of the report is to assess the marketability of the subject property for
tax credit application purposes. This report should not be used for any other purposes without the express
written permission of Allen & Associates Consulting.

The report has been generated for the benefit of our client Alleghany Building LP. VHDA is hamed as an
additional user of this report. No other person or entity may use the report for any reason whatsoever without
our express written permission.

A summary of our findings and conclusions is found in the following pages. The conclusions reported are
based on the conditions that exist as of the effective date of this report. These factors are subject to change
and may alter, or otherwise affect the findings and conclusions presented in this report.

To the best of our knowledge, this report presents an accurate evaluation of market conditions for the subject
property as of the effective date of this report. While the analysis that follows is based upon information
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obtained from sources believed to be reliable, no guarantee is made of its accuracy.
Feel free to contact us with any questions or comments.

Respectfully submitted:
ALLEN & ASSOCIATES CONSULTING

Jeff Carroll
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EXECUTIVE SUMMARY

The following is a summary of our key findings and conclusions with respect to the subject property:

Project Description

The subject property, known as Alleghany Building Apartments, is an existing affordable multifamily development
located at 511 E Ridgeway Street in Clifton Forge, Alleghany County, Virginia. The subject property consists of 20
revenue-producing units originally constructed in 1925 and renovated in 1998 with LIHTC financing. The sponsor has
proposed to renovate the property with tax credit financing. The subject property is an open age community.

The sponsor has entered into an MOU with South River Development Corporation and Blue Ridge Independent Living
Center to provide supportive services to residents with disabilities at the subject property. For purposes of this analysis,
however, we treat the property as if it were open to income-qualified residents of all ages. A copy of the MOU is found in
the Appendix.

Proposed Unit Mix

The subject property is proposed to consist of 20 revenue-producing units including 0 and 1-bedroom apartments. A total
of 5 units are proposed to be income restricted to 40% of AMI; a total of 5 units are proposed to be income restricted to
50% of AMI; a total of 10 units are proposed to be income restricted to 60% of AMI; no units are proposed to be set
aside as market rate units; a total of 5 units are proposed to benefit from project-based rental assistance; a total of 10
units are proposed to benefit from HOME financing.

Proposed Unit Configuration

Unit Type / Income Limit / Rent Limit HOME Subsidized Units Gross Rent UA Net Rent
0BR-1BA-290sf / 40% of AMI / 40% of AMI Yes Yes 2 $405 $0 $405
0BR-1BA-371sf/ 40% of AMI / 40% of AMI Yes Yes 2 $405 $0 $405
1BR-1BA-474sf | 40% of AMI / 40% of AMI Yes Yes 1 $434 $0 $434
1BR-1BA-474sf [ 50% of AMI / 50% of AMI Yes No 1 $525 $0 $525
1BR-1BA-479sf / 50% of AMI / 50% of AMI Yes No 2 $525 $0 $525
1BR-1BA-527sf / 50% of AMI / 50% of AMI Yes No 2 $525 $0 $525
1BR-1BA-447sf /| 60% of AMI / 60% of AMI No No 2 $525 $0 $525
1BR-1BA-453sf / 60% of AMI / 60% of AMI No No 2 $525 $0 $525
1BR-1BA-462sf / 60% of AMI / 60% of AMI No No 2 $525 $0 $525
1BR-1BA-519sf/ 60% of AMI / 60% of AMI No No 2 $525 $0 $525
1BR-1BA-540sf / 60% of AMI / 60% of AMI No No 2 $525 $0 $525

Total/Average 20 $496 $0 $496

Site Description
The subject property includes an irregular-shaped parcel consisting of approximately 0.29 acres and approximately 100
feet of road frontage.

A total of 8 parking spaces are offered at this development (5 regular / 3 accessible / 0.40 spaces per unit). Privately-

owned parking areas are found at the subject property. We normally see 1.0 to 1.5 spaces per unit for projects like the
subject. In our opinion, the proposed parking appears light for the subject property.

Additional Considerations:

Zoning BD - Business District. Legal, conforming use.

Environmental 1925 construction. Lead and ashestos suspected.

Topography No issues detected.

Flood Zone X. Outside the 100-year flood zone.

DDA Status Alleghany, Virginia. Not designated as a Difficult to Develop Area.
QCT Status Tract 701.00. Designated as a Qualified Census Tract.

Access Good. Located off a moderately-traveled road.

Visibility Good. Located off a moderately-traveled road.
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In our opinion, the site is suitable for development.

Neighborhood Description
In our opinion, the subject property has a very good location relative to competing properties with respect to
neighborhood characteristics.

In our opinion, the subject property has a good to very good location relative to competing properties with respect to area
amenities.

Additional Considerations:

Crime Lower crime than market average.
Schools Higher graduation rates than market average.
Average Commute Similar to market average.

In our opinion, the neighborhood is suitable for development.

Primary Market Area
We defined the primary market area by generating a 25-minute drive time zone around the subject property. We also
considered existing concentrations of multifamily properties and the nearest census tract boundaries in our analysis.

The primary market area includes a population of 31,612 persons and covers a total of 975.2 square miles, making it
35.2 miles across on average.

We estimate that up to 20 percent of demand will come from areas outside of the primary market area.

Demogaphic Characteristics

We anticipate moderate population and household growth for the market area. Renter households are anticipated to
increase modestly as well. Finally, we anticipate that rents will grow with CPI over the next few years. Additional details
follow:

Population Market area population currently stands at 31,612 and is projected to
decline 0.2 percent this year.
Households Market area households currently stand at 13,465 and is projected to

decline 0.2 percent this year.

Renter Households Market area renter households currently stand at 3,323 and is projected
to grow 0.4 percent this year.

Renter Tenure Market area renter tenure currently stands at 24.7 percent.

Rent Growth Market area rents have grown 2.79% annually over the past 10 years.

Regional Economic Outlook
We anticipate moderate economic growth for the region. Additional details follow:

Est Employment Regional establishment employment currently stands at 31,919 and is
projected to grow 1.3 percent this year.

Civ Employment Regional civilian employment currently stands at 27,743 and is
projected to decline 0.4 percent this year.

Empl by Industry Regional Establishment Employment stood at 31,460 in 2017. The data

suggests that Manufacturing is the largest employment category
accounting for 13.6% of total regional employment. State and Local
Government is the second largest category accounting for 10.9% of
total employment. Accommodation and Food Services is the third
largest category accounting for 8.9% of total employment. Health Care
and Social Assistance is the fourth largest category accounting for 8.7%
of total employment. Retail Trade is the fifth largest category accounting
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for 8.7% of total employment.

Top Employers The top employers include: (1) Alleghany High School (130 employees);
(2) Alleghany Highlands Cmnty Svc (140 employees) and; (3) Altec
Industries Inc (250 employees).

Layoffs/Expansions Major employers are currently hiring; none reported any pending
layoffs.

Supply Analysis

Our analysis includes a total of 7 confirmed market area properties consisting of 383 units. The occupancy rate for these
units currently stands at 99 percent. This rate reflects the occupancy for all confirmed market area units, regardless of
project status (stabilized, under construction, proposed, etc.).

The following tables summarize our findings for this market area:

Grand Total
Project Type Properties Units Vacant Occupancy
Market Rate 1 35 0 100%
Restricted 3 88 3 97%
Subsidized 3 260 0 100%
Total 7 383 3 99%
Stabilized
Family
Project Type Properties Units Vacant Occupancy
Market Rate 1 35 0 100%
Restricted 2 60 1 98%
Subsidized 1 54 0 100%
Total 4 149 1 99%
Elderly
Project Type Properties Units Vacant Occupancy
Market Rate 0 0 0 0%
Restricted 1 28 2 93%
Subsidized 2 206 0 100%
Total 3 234 2 99%
Pipeline
Family
Project Type Properties Units Vacant Occupancy
Market Rate 0 0 0 0%
Restricted 0 0 0 0%
Subsidized 0 0 0 0%
Total 0 0 0 0%
Elderly
Project Type Properties Units Vacant Occupancy
Market Rate 0 0 0 0%
Restricted 0 0 0 0%
Subsidized 0 0 0 0%
Total 0 0 0 0%
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Most Comparable Properties
An overview of the market rate comparables selected for purposes of our analysis follows. The properties we consider to
be the best comparables are highlighted for the reader's reference.

Key Property Units Occupancy Built Renovated Rents Type Miles to Sub
013 City Market Lofts 59 95% 1878 2007 Market Rate Family 45.08
014 Cliffs Edge Lofts 52 85% 1910 2012 Market Rate Family 44.74
028 Ferrell Lofts 13 100% 1885 2011 Market Rate Family 73.74
032 Frye Center (The) 8 100% 1907 2006 Market Rate Family 44.93
037 Gish Flats 66 95% 1883 2016 Market Rate Family 44.55
063 McGregor Lofts 22 95% 1891 2013 Market Rate Family 44.89
080 Riverlofts North 59 98% 1895 2013 Market Rate Family 44.95
081 Riverviews Artspace Rentals 11 100% 1898 2003 Market Rate Family 44.92
109 Riverlofts West 52 98% 1904 2018 Market Rate Family 44.93

An overview of the restricted rent comparables selected for purposes of our analysis follows. The properties we consider
to be the best comparables are highlighted for the reader's reference.

Key Property Units Occupancy Built Renovated Rents Type Miles to Sub
012 Central City Homes 37 100% 1900 2005 Restricted Family 44.52
019 College Hill Homes 28 100% 1935 2002 Restricted Family 44.55
043 Hunt Ridge Apartments Phas 46 100% 2007 na Restricted Family 23.42
050 Kemper Lofts 41 85% 1925 2010 Restricted Family 44.67
065 Mountain Crest Apartments 28 93% 2007 na Restricted Elderly 12.36
090 Tinbridge Manor Apartments 56 100% 1912 2002 Restricted Elderly 44.07

Achievable Rents
In the following table we present our concluded achievable rents and rent advantage for the subject property:

Achievable Rents

Unit Type / Income Limit / Rent Limit HOME Subsidized Units Achievable Proposed Advantage
0BR-1BA-290sf / 40% of AMI / 40% of AMI Yes Yes 2 $825 $405 50.9%
0BR-1BA-371sf / 40% of AMI / 40% of AMI Yes Yes 2 $825 $405 50.9%
1BR-1BA-474sf [ 40% of AMI / 40% of AMI Yes Yes 1 $875 $434 50.4%
1BR-1BA-474sf/ 50% of AMI / 50% of AMI Yes No 1 $545 $525 3.7%
1BR-1BA-479sf / 50% of AMI / 50% of AMI Yes No 2 $545 $525 3.7%
1BR-1BA-527sf / 50% of AMI / 50% of AMI Yes No 2 $545 $525 3.7%
1BR-1BA-447sf / 60% of AMI / 60% of AMI No No 2 $565 $525 7.1%
1BR-1BA-453sf / 60% of AMI / 60% of AMI No No 2 $565 $525 7.1%
1BR-1BA-462sf/ 60% of AMI / 60% of AMI No No 2 $565 $525 7.1%
1BR-1BA-519sf/ 60% of AMI / 60% of AMI No No 2 $565 $525 7.1%
1BR-1BA-540sf / 60% of AMI / 60% of AMI No No 2 $565 $525 7.1%

Total / Average

N
o

$628 $496 20.9%

Our analysis suggests an average achievable rent of $628 for the subject property. This is compared with an average
proposed rent of $496, yielding an achievable rent advantage of 20.9 percent. Overall, the subject property appears to
be priced at or below achievable rents for the area.

NCHMA Demand Analysis
In the following tables we present our concluded demand, capture rate, penetration rate and absorption period estimates
for the subject property using the NCHMA demand methodology:

Unit Type / Vac Units at Gross Vacant & Capture Rate Capture Rate Penetration  Absorption

Rent Type / Income Limit Market Entry Demand  Pipeline Units Gross Net Rate Pd (Mos)
0-Bedroom / Subsidized / 40% of AMI 2 433 0 0.5% 0.5% 0.5% <1
1-Bedroom / Subsidized / 40% of AMI 1 721 0 0.1% 0.1% 0.1% <1
1-Bedroom / Restricted / 50% of AMI 2 128 0 1.6% 1.6% 7.8% 1
1-Bedroom / Restricted / 60% of AMI 5 224 0 2.2% 2.2% 5.8% 3
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Project-Wide Gross Capture Rate 4.5%

Project-Wide Net Capture Rate 4.5%
Project-Wide Penetration Rate 11.6%
Stabilized Occupancy 97%
Project-Wide Absorption Period 3 mos

In our opinion, the estimated project-level capture rate suggests an appropriate number of units for the subject property.
The unit level capture rates suggest an appropriate mix of units for the subject property.

In our opinion, the estimated project-level penetration rate suggest an appropriate number of units for the subject
property. The unit-level penetration rates suggest an appropriate mix of units for the subject property.

Our analysis suggests that the subject property will stabilize at 97 percent occupancy. We estimate 3 months of
absorption and an average absorption rate of 3.4 units per month for this project. In our opinion, the absorption period
suggests an appropriate number and mix of units for the subject property.

It is important to note that this analysis does not account for pent-up demand, pre-leasing efforts or rent concessions. In

our opinion, an effective pre-leasing effort could result in a month-for-month reduction in the estimated absorption period
for this project. In addition, any concessions or rent subsidies not accounted for already in this analysis could cut capture
rates and absorption periods significantly.

VHDA Demand Analysis
In the following table we present our concluded capture rate and absorption period estimates for the subject property
using the VHDA demand methodology:

Project-Wide Capture Rate - LIHTC Units 11.1%
Project-Wide Capture Rate - Market Units 0.0%
Project-Wide Capture Rate - All Units 11.1%
Project-Wide Absorption Period (Months) 3 mos

Conclusion
In conclusion, the subject property appears to be feasible from a market standpoint. The units appear to be priced
appropriately and we anticipate a rapid lease-up after renovation.

Because of the demonstrated depth of demand in this area and the current occupied status of the subject property, we
do not believe the renovation of this property will have an adverse impact on existing projects in the market area.
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Alleghany Building Apartments

511 E Ridgeway Street

Clifton Forge, Virginia 24422

40% 50% 60% Tot
Minimum Income $13,886 | $18,000 | $18,000 | $13,886
Maximum Income $18,680 | $23,350 | $28,020 | $28,020
New Rental Households 2 1 2 5
(+)
Existing Households -
Overburdened 45 34 59 138
(+)
Existing Households -
Substandard Housing ° / 12 28
(+)
Elderly Households -
Likely to Convert to
Rental Housing
(+)
Existing Qualifying
Tenants - To Remain 2 3 5 10
After Renovation
(+)
Total Demand 58 45 78 180
)
Supply (Directly
Comparable Vacant
Units Completed or in
Pipeline in PMA)
(=)
Net Demand 58 45 78 180
Proposed Units 5 5 10 20
Capture Rate 8.6% 11.2% 12.8% 11.1%
Absorption Period 3 mos 3 mos 3 mos 3 mos
(Months)
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PROJECT OVERVIEW

Project Description

The subject property, known as Alleghany Building Apartments, is an existing affordable multifamily development
located at 511 E Ridgeway Street in Clifton Forge, Alleghany County, Virginia. The subject property consists of 20
revenue-producing units originally constructed in 1925 and renovated in 1998 with LIHTC financing. The sponsor has
proposed to renovate the property with tax credit financing. The subject property is an open age community.

The sponsor has entered into an MOU with South River Development Corporation and Blue Ridge Independent
Living Center to provide supportive services to residents with disabilities at the subject property. For purposes of this
analysis, however, we treat the property as if it were open to income-qualified residents of all ages. A copy of the
MOU is found in the Appendix.

Select project details are summarized below:

Project Description

Property Name Alleghany Building Apartments
Street Number 511
Street Name E Ridgeway
Street Type Street
City Clifton Forge
County Alleghany County
State Virginia
Zip 24422
Units 20
Year Built 1925
Project Rent Restricted
Project Type Family
Project Status Prop Rehab
Financing Type Tax Credit
Latitude 37.8156
Longitude -79.8252

Construction and Lease-Up Schedule

We anticipate a 12-month construction period for this project. Assuming a June 1, 2019 closing, this yields a date of
completion of June 1, 2020. Our demand analysis (found later in this report) suggests a 3-month absorption period.
This yields a date of stabilization of September 1, 2020.

Unit Configuration

The subject property currently consists of 20 revenue-producing units including 0 and 1-bedroom apartments. A total
of 12 units are currently income restricted to 50% of AMI; a total of 8 units are currently income restricted to 60% of
AMI; no units are currently set aside as market rate units; no units currently benefit from project-based rental
assistance. The subject property currently stands at 95% occupancy.

Current Unit Configuration

Unit Income Rent HOME Subs Total Gross Net

BR BA SF Type Limit Limit Units Units Units Rent Rent
0 1.0 331 Garden/Flat 50% 50% Yes No 4 $415 $415
1 1.0 494 Garden/Flat 50% 50% Yes No 8 $509 $509
1 1.0 494 Garden/Flat 60% 60% no No 8 $545 $545
Total/Average 461 20 $505 $505

Project Overview Allen and Associates Consulting
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The subject property is proposed to consist of 20 revenue-producing units including 0 and 1-bedroom apartments. A
total of 5 units are proposed to be income restricted to 40% of AMI; a total of 5 units are proposed to be income
restricted to 50% of AMI; a total of 10 units are proposed to be income restricted to 60% of AMI; no units are
proposed to be set aside as market rate units; a total of 5 units are proposed to benefit from project-based rental
assistance; a total of 10 units are proposed to benefit from HOME financing.

Proposed Unit Configuration

Unit Income Rent HOME Subs Total Gross Net
BR BA SF Type Limit Limit Units Units Units Rent Rent
0 1.0 290 Garden/Flat 40% 40% Yes Yes 2 $405 $405
0 1.0 371 Garden/Flat 40% 40% Yes Yes 2 $405 $405
1 1.0 474 Garden/Flat 40% 40% Yes Yes 1 $434 $434
1 1.0 474 Garden/Flat 50% 50% Yes No 1 $525 $525
1 1.0 479 Garden/Flat 50% 50% Yes No 2 $525 $525
1 1.0 527 Garden/Flat 50% 50% Yes No 2 $525 $525
1 1.0 447 Garden/Flat 60% 60% No No 2 $525 $525
1 1.0 453 Garden/Flat 60% 60% No No 2 $525 $525
1 1.0 462 Garden/Flat 60% 60% No No 2 $525 $525
1 1.0 519 Garden/Flat 60% 60% No No 2 $525 $525
1 1.0 540 Garden/Flat 60% 60% No No 2 $525 $525
Total/Average 456 20 $496 $496
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Income & Rent Limits
The subject property is operated subject to certain income restrictions. The following table gives the applicable
income limits for this area:

Income Limits
HH Size 20% of AMI 30% of AMI 40% of AMI 50% of AMI 60% of AMI 80% of AMI
1.0 Person $8,180 $12,270 $16,360 $20,450 $24,540 $32,750
2.0 Person $9,340 $14,010 $18,680 $23,350 $28,020 $37,400
3.0 Person $10,520 $15,780 $21,040 $26,300 $31,560 $42,100
4.0 Person $11,680 $17,520 $23,360 $29,200 $35,040 $46,750
5.0 Person $12,620 $18,930 $25,240 $31,550 $37,860 $50,500
6.0 Person $13,540 $20,310 $27,080 $33,850 $40,620 $54,200
7.0 Person $14,480 $21,720 $28,960 $36,200 $43,440 $57,950
8.0 Person $15,420 $23,130 $30,840 $38,550 $46,260 $61,700

Source: HUD; State Housing Finance Agency

The income limits found above were based (in part) on HUD's published median household income for the
area. The table below shows how this statistic has increased/decreased over the past several years:

Historical Median Income

Year $ Change
2008 $51,200 1.6%
2009 $54,700 6.8%
2010 $54,800 0.2%
2011 $52,500 -4.2%
2012 $53,200 1.3%
2013 $54,800 3.0%
2014 $54,300 -0.9%
2015 $56,100 3.3%
2016 $55,300 -1.4%
2017 $57,800 4.5%
Source: HUD

The subject property is operated subject to certain rent restrictions. The following table gives the maximum
housing expense (net rent limit + tenant-paid utilities) for this area:

Maximum Housing Expense
Unit Type 20% of AMI 30% of AMI 40% of AMI 50% of AMI 60% of AMI 80% of AMI

0 Bedroom $204 $306 $409 $511 $613 $818

1 Bedroom $219 $328 $438 $547 $657 $876

2 Bedroom $263 $394 $526 $657 $789 $1,052

3 Bedroom $303 $455 $607 $759 $911 $1,215

4 Bedroom $338 $507 $677 $846 $1,015 $1,355
Source: HUD

The following table sets forth the gross fair market rents (net fair market rents + tenant-paid utilities) that would
apply to any Section 8 voucher recipients or any units benefiting from HOME financing at the subject property:

Fair Market Rents

Unit Type Gross Rent

0 Bedroom $500

1 Bedroom $545

2 Bedroom $684

3 Bedroom $928

4 Bedroom $932
Source: HUD

Project Overview Allen and Associates Consulting
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Site Plan
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Building Plans
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Building Plans (Continued)
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Building Plans (Continued)
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Building Plans (Continued)
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Building Plans (Continued)
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Unit Plans
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Unit Plans (Continued)
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IMPROVEMENT DESCRIPTION & ANALYSIS

Our improvement analysis includes an evaluation of the following factors with respect to the subject property: (1)
Building Features; (2) Unit Features; (3) Project Amenities, (4) Utility Configuration; and (5) Useful Life Analysis.

Building Features

The subject property is proposed to consist of 20 revenue-producing units in 1 residential building and 1 non-
residential building. The development is proposed to include approximately 9,124 square feet of net rentable area and
32,349 square feet of gross building area.

Additional information regarding the subject property's major building systems is found below.

Foundation - Concrete Slab, Basements, Crawl Spaces, etc.
The subject property includes a basement and crawl space.

Structural Frame - Floor, Wall, Roof Structural Systems, etc.
The subject property is constructed with steel frame surfaced with concrete. Floor/ceiling assemblies consist of wood
joists & plywood or concrete subfloors. Roof assmeblies consist of wood trusses & plywood sheathing.

Exterior Wall - Exterior Finishes, Doors, Windows, Exterior Stairs, etc.
The subject currently includes brick, stone & masonry siding, duble hung double pane windows, and steel clad
insulated two-panel unit entry doors.

Roof - Sheathing, Coverings, Warranties, Gutters & Downspouts, Soffit & Fascia, etc.
The subject includes a flat EPDM membane roof. The sponsor proposes to replace the roofs as part of the planned
renovation.

Vertical Transportation - Elevator, Interior Stair Systems
The subject prperty includes elevators and common area interior stairwells.

Plumbing - Sanitary, Storm, Sewer, Fixtures, Domestic Hot Water

Domestic water piping is constructed of CPVC pipe and fittings. Wastewater lines consist of PVC pipe and fittings.
Potable hot water is supplied via individual gas hot water heaters. The sponsor proposes to replace the water heaters
as part of the planned renovation.

HVAC - Heating, Air Conditioning, Ventilation
The subject property currently includes individual interior-mounted electric heat, individual exterior-mounted a/c
compressors with interior-mounted air handlers. New HVAC systems are proposed as part of the planned renovation.

Electrical and Communications - Distribution, Aluminum Wiring, etc.

Buildings receive electrical power from exterior pad-mounted transformers. Electrical service to units consists of
120/240V AC with 100 amps available for each panel. Electrical wiring is made of copper. Properly grounded, three-
prong outlets are found in each dwelling unit. The outlets located in the wet areas are Ground Fault Circuit Interrupter
(GFCI) outlets. Surface-mounted flourescent & incandescent fixtures are proposed after renovation.

Fire Suppression

The subject property is currently equipped with an NFPA-13 fully automatic fire suppression (sprinkler) system.
However, hard-wired smoke detectors with battery backup are found in each bedroom area. The sponsor proposes to
replace the smoke detectors as part of the planned renovation.
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Unit Features
The subject property currently contains 20 revenue-producing units including 19 regular units and 1 accessible units
including 20 bedrooms, 20 full bathrooms and 0 half bathrooms.

The subject property is proposed to contain 20 revenue-producing units including 15 regular units and 5 accessible
units, including 20 bedrooms, 20 full bathrooms and 0 half bathrooms.

Additional information regarding the subject property's unit features is found below.

Walls / Ceilings / Interior Doors

Subject property units include 8 foot ceilings, painted gypsum wallboard & ceilings, wood hollow-core flat panel
interior doors and wood hollow-core flat panel closet doors. The sponsor proposes to replace the interior doors as
part of the planned renovation.

Floor Covering
Floor covering currently consists of luxury vinyl plank in the entryways, bathrooms, kitchens, living areas & bedrooms.

The sponsor proposes to replace the flooring as part of the planned renovation.

Kitchens

Kitchens currently include electric four-top ranges, range hoods, frost-free refrigerators, composite wood cabinets,
laminated countertops and stainless steel sinks. The sponsor proposes to replace the appliances, cabinets and
countertops as part of the planned renovation.

Bathrooms

Bathrooms currently includes composite wood vanities, cultured marble countertops, porcelain sinks & toilets, along
with fiberglass tubs & surrounds. The bathrooms also include exhaust fans and other accessories. The sponsor
proposes to replace these components as part of the planned renovation.

Project Amenities
A discussion of the development's project amenities is found below.

Site & Common Area Amenities
A community center and elevator are currently found at the subject property. A business/compputer center is planned
post-renovation.

Parking
Open parking is found at the subject property.

Laundry
Central laundry facilities are currently found at the subject property.

Security
Call buttons, controlled access and monitoring are currently found at the subject property.

Services
No additional services are currently found at the subject property.

Tables comparing the subject property's amenities to that of the most comparable properties are found at the end of
this section.

Utility Configuration
The subject property currently includes gas and electric heat, electric cooking and gas hot water. All utilities -
including electricity - are currently paid by the owner.

In the table that follows we compare the subject's proposed utility allowances (also known as tenant paid utilities) to
the estimated allowances using the HUD Utility Schedule Model:
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Utility Allowances

BR BA SF Unit Type Inc Lmt Rnt Lmt HOME Subs Units UA HUD UA
0 1.0 290 Garden/Flat 40% of AMI 40% of AMI Yes Yes 2 $0 $0
0 1.0 371 Garden/Flat 40% of AMI 40% of AMI Yes Yes 2 $0 $0
1 1.0 474 Garden/Flat 40% of AMI 40% of AMI Yes Yes 1 $0 $0
1 1.0 474 Garden/Flat 50% of AMI 50% of AMI Yes No 1 $0 $0
1 1.0 479 Garden/Flat 50% of AMI 50% of AMI Yes No 2 $0 $0
1 1.0 527 Garden/Flat 50% of AMI 50% of AMI Yes No 2 $0 $0
1 1.0 447 Garden/Flat 60% of AMI 60% of AMI No No 2 $0 $0
1 1.0 453 Garden/Flat 60% of AMI 60% of AMI No No 2 $0 $0
1 1.0 462 Garden/Flat 60% of AMI 60% of AMI No No 2 $0 $0
1 1.0 519 Garden/Flat 60% of AMI 60% of AMI No No 2 $0 $0
1 1.0 540 Garden/Flat 60% of AMI 60% of AMI No No 2 $0 $0

Total/Average 20 $0 $0

The HUD utility allowances are a good measure of the energy costs for a given property. Our analysis suggests that
the proposed utility allowances are equivalent to those established using the HUD model.

Tables comparing the subject property's utility configuration to that of the most comparable properties are found at the
end of this section. Outputs from the HUD Utility Schedule Model are also found there.

Useful Life Analysis

The subject property was originally constructed in 1925 and is currently in fair condition. In our opinion, the subject
has a remaining useful life & remaining economic life of 20 years in its current condition. Assuming the scope of work
described above, we anticipate a remaining useful life & remaining economic life of 50 years after renovation. Finally,
we estimate a post-renovation effective age of 10 years for this project.

In the course of completing this study, we rated the condition of the subject property and the most comparable
properties on a 1-5 scale (1 being the worst and 5 being the best). We also evaluated the actual and effective ages of

the subject and select comparables. A table summarizing our findings is found below:

Actual Age | Effective Age | Condition

Rating Rank

- _ ) ) 5 _ ) 2 s

a < i g8 | < i g 8
Sub  Alleghany Building Apartments 1925 2008 4.00 4 7 2
012  Central City Homes 1900 1995 3.00 9 13 10
019  College Hill Homes 1935 1990 2.50 3 14 14
028  Ferrell Lofts 1885 2010 4.50 13 2 1
032  Frye Center (The) 1907 2000 3.00 7 10 10
037  Gish Flats 1883 2015 4.00 14 1 2
043  Hunt Ridge Apartments Phase 1 2007 2010 3.75 1 2 8
050 Kemper Lofts 1925 2000 3.50 4 10 9
063 McGregor Lofts 1891 2010 4.00 12 2 2
065  Mountain Crest Apartments 2007 2010 3.00 1 2 10
080 Riverlofts North 1895 2005 4.00 11 8 2
081 Riverviews Artspace Rentals 1898 2010 4.00 10 2 2
090 Tinbridge Manor Apartments 1912 2000 3.00 6 10 10
109 Riverlofts West 1904 2005 4.00 8 8 2

Source: Allen & Associates; Sponsor
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Amenities

Site & Common Area Amenities
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Sub  Alleghany Building Apartments no no no yes no yes yes no no no no no no no no no no no no no no
012 Central City Homes no no no no no no no no no no no no no no no no no no no no no
019 College Hill Homes no no no no no no no no no no no no no no no no no no no no no
028 Ferrell Lofts no no no no no no yes yes no no no no no no no no no no no no no
032 Frye Center (The) no no no no no no no no no no no no no no no no no no no no no
037 Gish Flats no yes no no no no yes yes yes no no no no no no yes no no no no no
043 Hunt Ridge Apartments Phase 1 no no no no no yes no yes no no no no no no no no yes no no no no
050 Kemper Lofts no no no yes no yes yes yes no no no no no no no no yes no no no no
063 McGregor Lofts no no no no no no no no no no no no no no no no no no no no no
065 Mountain Crest Apartments no no no no no yes no no no no no no no no no no no no no no no
080 Riverlofts North no no no no no no yes yes no no no no no no no no no no no no no
081 Riverviews Artspace Rentals no no no no no yes yes no no no no no no no yes no no no no no no
090 Tinbridge Manor Apartments no yes no no no yes yes yes no no no no no no no yes no no no no no
109 Riverlofts West no no no no no no yes yes no no no no no no no no no no no no no
Unit Amenities Kitchen Amenities Air Conditioning Heat
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Sub  Alleghany Building Apartments yes no yes no no no yes yes no yes no yes no no no yes no no no no
012 Central City Homes yes no yes no no no yes yes yes yes no yes no no no yes no no no no
019 College Hill Homes yes no yes no no no yes yes yes yes no yes no no no yes no no no no
028 Ferrell Lofts yes yes yes no some no yes yes no yes yes yes no no no yes no no no no
032 Frye Center (The) yes no yes no yes no yes yes yes yes no yes no no no yes no no no no
037 Gish Flats yes yes yes no some no yes yes yes yes yes yes no no no yes no no no no
043 Hunt Ridge Apartments Phase 1 yes no yes no yes no yes yes yes yes yes yes no no no yes no no no no
050 Kemper Lofts yes yes yes no no no yes yes no yes no yes no no no yes no no no no
063 McGregor Lofts yes yes yes no no yes yes yes no no yes yes no no no yes no no no no
065 Mountain Crest Apartments yes no yes no yes yes yes yes no yes yes yes no no no yes no no no no
080 Riverlofts North yes yes yes no no no yes yes no yes yes yes no no no yes no no no no
081 Riverviews Artspace Rentals yes yes yes no no no yes yes no yes yes yes no no no yes no no no no
090 Tinbridge Manor Apartments yes no yes no no yes yes yes no no no yes no no no yes no no no no
109 Riverlofts West yes no yes no no no yes yes no yes yes yes no no no yes no no no no
Parking Laundry Secuirty Services
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Sub  Alleghany Building Apartments no no no yes no yes no no yes yes no yes no no no no no no no no no
012 Central City Homes no no no yes no no yes no no no no no no no no no no no no no no
019 College Hill Homes no no no yes no no yes no no no no no no no no no no no no no no
028 Ferrell Lofts no no no yes no no yes no no yes no no no no na na na na na na na
032 Frye Center (The) no no no yes no no yes no no no no no no no no no no no no no no
037 Gish Flats no no no yes no no yes no no yes no yes yes no na na na na na na na
043 Hunt Ridge Apartments Phase 1 no no no yes no yes no yes no no no yes no no no no no no no no no
050 Kemper Lofts no no no yes no yes no no no yes no yes no no no no no no no no no
063 McGregor Lofts no no no yes no no yes no no no no no no no na na na na na na na
065 Mountain Crest Apartments no no no yes no no yes no yes no no no no no no no no no no no no
080 Riverlofts North no no no no yes no yes no no yes no no no no na na na na na na na
081 Riverviews Artspace Rentals no no no no yes yes no no no yes no no no no na na na na na na na
090 Tinbridge Manor Apartments no no no yes no yes no no yes yes no no yes no no no no no no no no
109 Riverlofts West no no no no yes no yes no no yes no no no no na na na na na na na
Source: Allen & Associates; Sponsor
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Utilities

Tenant-Paid Owner-Paid
. 8o e =2 Z2g £5 32 ~2 = 2 5 5 s | ze 32 f9 E5 32 =2 14 2 & g 7
Sub  Alleghany Building Apartments no no no no no no no no no no no no yes no yes yes yes yes no yes yes yes
012  Central City Homes no yes no yes yes yes no yes no no no no no no no no no no no yes yes yes
019  College Hill Homes no yes no yes yes yes no yes no no no no no no no no no no no yes yes yes
028  Ferrell Lofts no no no no no no no no no no no no yes no yes yes yes no yes yes yes yes
032  Frye Center (The) no yes no yes yes yes no yes no no no no no no no no no no no yes yes yes
037  Gish Flats no yes no yes yes yes no yes no no no no no no no no no no no yes yes yes
043  Hunt Ridge Apartments Phase 1 no yes no yes yes yes no yes no no no no no no no no no no no yes yes yes
050 Kemper Lofts no yes no yes yes yes no yes no no no no no no no no no no no yes yes yes
063  McGregor Lofts no yes no yes yes yes no yes no no no no no no no no no no no yes yes yes
065  Mountain Crest Apartments no yes no yes yes yes no yes no no no no no no no no no no no yes yes yes
080  Riverlofts North no yes no yes yes yes no yes yes yes yes no no no no no no no no no no no
081 Riverviews Artspace Rentals no yes no yes yes yes no yes yes yes no no no no no no no no no no no yes
090 Tinbridge Manor Apartments no yes no yes yes yes no yes no no no no no no no no no no no yes yes yes
109  Riverlofts West no yes no yes yes yes no yes no no no no no no no no no no no yes yes yes
Source: Allen & Associates; Sponsor
HUD Utility Schedule Model Output
0 Bedroom 1 Bedroom 2 Bedroom 3 Bedroom 4 Bedroom

Heat - Gas 43 48 53 58 63

Heat - Elec 13 16 18 20 22

Cooking - Gas 3 4 5 7 9

Cooking - Elec 4 4 6 8 10

Other Electric 14 17 23 30 36

Air Conditioning 2 2 3 4 5

Hot Water-Gas 8 9 13 17 21

Hot Water-Elec 10 11 15 18 21

Water 109 109 109 109 109

Sewer 0 0 0 0 0

Trash 0 0 0 0 0

Improvement Description and Analysis
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SITE DESCRIPTION & ANALYSIS

Our assessment of the site included an evaluation of the following factors with respect to the subject property: (1)
Survey; (2) Site Plan; (3) Nuisances, Hazards, Detrimental Influences & Environmental; (4) Topography; (5) Flood
Zone; (6) Difficult to Develop Area Status; (7) Qualified Census Tract Status; and (8) Traffic Patterns, Access &
Visibility.

Survey

A survey for the subject property was provided to the analyst for review. Current surveys should be evaluated to
ascertain whether there are any easements encumbering the subject property. Our review/inspection suggested that
the site is currently encumbered by standard utility easements that do not adversely affect its marketability and that
the site is serviced by municipal utilities.

Site Plan

A site plan for the subject property was provided to the analyst for review. Site plans are necessary to analyze the
site improvements, parking configuration, internal traffic flow, location of building improvements and landscaping
improvements for the subject property. Our review did not identify any problem areas with respect to the subject
property. A summary of the development's site features is found below.

Acres / Lot Shape / Frontage
The subject property includes an irregular-shaped parcel consisting of approximately 0.29 acres and approximately
100 feet of road frontage.

Zoning
According to the sponsor, the subject property is currently zoned BD-Business District. It is our understanding that
the subject is an approved, legal, conforming use under this classification.

Parking / Streets / Curbs / Sidewalks

A total of 8 parking spaces are offered at this development (5 regular / 3 accessible / 0.40 spaces per unit). Privately-
owned parking areas are found at the subject property. We normally see 1.0 to 1.5 spaces per unit for projects like
the subject. In our opinion, the proposed parking appears light for the subject property.

Dumpsters / Dumpster Enclosures
The subject includes one publicly-owned dumpster.

Landscaping / Perimeter Fence / Retaining Walls / Entry Sign
Trees, shrubs & lawns are found at the subject property. A perimeter fence is not found at the subject property.
Retaining walls are not found at this property. One lighted entry sign is found at this property.

Stormwater Management / Site Lighting / Water Service / Wastewater Service

Stormwater management consists of catch basins and concrete pipe connecting to a public system. Site lighting
consists of publicly-owned HID poles. Domestic water service to buildings consists of ductile iron pipe connecting to
a public system. Wastewater service to buildings consists of PVC pipe connecting to a public system.

Nuisances, Hazards, Detrimental Influences & Environmental

We did not observe any nuisances, hazards, detrimental influences or recognized environmental conditions on our
inspection of the subject property. The subject property was originally constructed in 1925, prior to the 1978 ban on
lead and asbestos containing construction materials. Consequently, we recommend that the sponsor obtain a
comprehensive environmental assessment from a qualified professional.

Site Description and Analysis Allen and Associates Consulting
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Topography

The USGS map showing the topography of the subject property and surrounding area is found below:

Location Map.est

Topo.pdf

MyTopo.com

The topographic map shows that the site is flat and drains to adjacent properties to the south. In our opinion, there do
not appear to be any topographic issues with respect to the subject property.
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Flood Zone
The map showing the location of the subject property relative to nearby areas prone to flooding (identified in purple)
is found below:

Flood.pdf

FloodInsights.com

According to FEMA map number 51005C0229D dated December 17, 2010, the subject property is located in Zone X.
This is an area that is identified as being located outside - but near - the 100-year flood zone.
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Difficult to Develop Area Status

The subject proprterty is located in Alleghany County, Virginia - an area that is not designated as a Difficult to

Develop Area. Consequently, the subject property does not appear to qualify for special DDA funding under state and
federal programs.

Qualified Census Tract Status
The federal government has identified census tracts throughout the United States that include high concentrations of
low-income households and substandard housing units. These areas, known as Qualified Census Tracts, qualify for

special funding under various state and federal programs. A QCT map showing the location of the subject property is
found below:

QCT.JPG
Market Area ESRI.pdf

huduser.org/gct/gctmap.html

The subject property is located in Census Tract 701.00 - an area that is designated as a Qualified Census Tract.
Consequently, the subject property does appear to qualify for special QCT funding under state and federal programs.
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Traffic Patterns, Access & Visibility
A traffic map identifying the subject property is found below:

Traffic Count Map.pdf
Traffic Count Map Close Up.pdf
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Access

The subject property is located on the south side of Ridgeway Street in downtown Clifton Forge, Virginia. Ridgeway
Street is a moderately-traveled east-west road carrying approximately 7,000 wehicles per day and providing access
to the subject property. We did not observe any road or infrastructure improvements taking place in the immediate
vicinity of the subject property. In our opinion, therefore, accessibility is good by virtue of the location of the subject
property relative to existing streets and thoroughfares.

Visibility
The subject property is visible from Ridgeway Street with a moderate volume of drive-by traffic. Consequently, in our
opinion visibility is good by virtue of the exposure of the subject property to existing drive-by traffic volumes.

In the course of completing this study, we rated the access and visibility for the subject property and the most
comparable properties on a 1-5 scale (1 being the worst and 5 being the best). A table summarizing our findings is
found below:

Access & Visibility

Rating Rank

> 32 g % g %
X g2 e @ e 7]
> >

Sub  Alleghany Building Apartments 3.00 3.00 3 4
012  Central City Homes 2.50 2.50 9 10
019 College Hill Homes 2.50 3.00 9 4
028  Ferrell Lofts 3.00 4.00 3 1
032  Frye Center (The) 2.50 3.00 9 4
037 Gish Flats 3.50 3.50 2 3
043  Hunt Ridge Apartments Phase 1 2.25 2.25 13 13
050 Kemper Lofts 3.00 2.50 3 10
063  McGregor Lofts 4.00 4.00 1 1
065  Mountain Crest Apartments 1.50 1.25 14 14
080  Riverlofts North 3.00 3.00 3 4
081 Riverviews Artspace Rentals 2.50 2.50 9 10
090 Tinbridge Manor Apartments 2.75 2.75 8 9
109  Riverlofts West 3.00 3.00 3 4

Source: Allen & Associates
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NEIGHBORHOOD DESCRIPTION & ANALYSIS

Neighborhood

Our assessment of the neighborhood includes an evaluation of the following factors with respect to the subject
property: (1) Life Cycle; (2) Surrounding Properties; (3) Economic Characteristics; (4) Crime Rates; (5) Educational
Attainment; and (6) Commuting Patterns.

Life Cycle
Neighborhoods are sometimes thought to evolve through four distinct stages:

» Growth — A period during which the area gains public favor and acceptance.

« Stability — A period of equilibrium without marked gains or loses.

* Decline — A period of diminishing demand.

* Revitalization — A period of renewal, redevelopment, modernization, and increasing demand.

Based on our evaluation of the neighborhood, the subject property is located in an area that appears to be in the
stability stage of its life cycle. Modest population growth is anticipated for the next several years.

Surrounding Properties
The subject property is located in Clifton Forge, Virginia. The immediate area consists of commercial properties.

A bank in good condition is located to the north of the subject property; a river is located to the south; commercial in
fair to good condition is located to the east and west of the subject property. In our opinion, neighboring land uses
appear to be complimentary to the use of the subject property. The condition of the neighboring properties appears to
be inferior to the anticipated post-renovation condition of the subject property.

Surrounding property uses are summarized in the table found below:

Surrounding Properties

Direction Use Condition
North Bank Good
South River -
East Commercial Fair/Good
West Commercial Fair/Good

Source: Allen & Associates

Economic Characteristics
The subject property is located in an area with average household incomes of $48,889 (in 2015 dollars); this is
compared with $24,784 for the most comparable properties included in this analysis.

In addition, the subject property is located in an area with median cash rents of $558 (in 2015 dollars); this is compared
with $585 for the most comparable properties included in this analysis.

Finally, the subject property is located in an area with median single family home values of $115,400 (in 2015 dollars);
this is compared with $128,379 for the most comparable properties included in this analysis.

Crime Rates

The subject property is located in an area with personal crime rates of 2.3%. Personal crime includes offenses such as
rape, murder, robbery and assault. Our research suggests that the average personal crime rate for the most
comparable properties stands at 15.0%.

In addition, the subject property is located in an area with property crime rates of 7.8%. Property crimes include
offenses such as burglary, larceny and theft. Our research suggests that the average property crime rate for the most
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comparable properties stands at 15.9%.

Please note: The crime statistics included in this analysis are historical area-wide figures. These statistics make no
consideration for changing demographics or the implementation of an affirmative crime prevention program at the
subject property.

Educational Attainment
The subject property is located in an area with high school graduation rates of 90.2%; this is compared with 70.7% for
the most comparable properties included in this analysis.

In addition, the subject property is located in an area with college graduation rates of 24.1%; this is compared with
21.9% for the most comparable properties included in this analysis.

Commuting Patterns

The subject property is located in an area with an average drive to work of 19.4 minutes; this is compared with 22.5
minutes for the most comparable properties included in this analysis.

In addition, the subject property is located in an area with an average of 1.89 vehicles per household; this is compared
with 1.02 vehicles per household for the most comparable properties included in this analysis.

Conclusion

In our opinion, the subject property has a very good location relative to competing properties with respect to
neighborhood characteristics.

Proximity to Area Amenities

Our assessment included an evaluation of the proximity of various amenities to the subject and the most comparable
properties. We looked at the following amenities in our analysis: (1) Banks; (2) Grocery; (3) Emergency Clinics; (4)
Pharmacies; and (5) Discount Stores.

A listing of some of the area amenities is found below. An amenity map is found in the following pages:

Proximity to Area Amenities

Amenity Name Miles

Bank Sonabank 0.1 mi NW

Grocery Kroger 09miE
Emergency Clinic Carilion Clinic Family Medicine - Clifton Forge 0.2 mi NE

Pharmacy CVS 09miE
Discount Store Dollar General 0.25 mi E
Elementary School Mountain View Elementary School 3.0 mi SW
Middle School Clifton Middle School 3.0 mi SW
High School Alleghany High School 5.0 mi SW

Bus Stop

Source: Go