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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

March 12, 2020

Ms. Samantha Brown
Community Housing Partners
4915 Radford Avenue #300
Richmond, Virginia 23230

Re: Northway
Dear Ms. Samantha Brown:

The subject property, known as Northway, is an existing affordable multifamily development located at 128
Wilson Avenue in Galax, Virginia (MAP # 46-164). The subject property consists of 72 revenue-producing units
originally constructed in 1973 and renovated in 2004. The sponsor has proposed to renovate the property with
an allocation of tax credits. The subject property is an open age community.

The subject property is proposed to consist of 72 revenue-producing units including 1, 2 and 3-bedroom
garden apartments. A total of 36 units are proposed to be income restricted to 50% of AMI; a total of 36 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 60 units are proposed to benefit from project-based rental assistance. The rent and income
restrictions associated with the proposed allocation of tax credits will run for the next 30 years.

The scope of this assignment consists of a comprehensive market analysis for the subject property. The
market study was completed in accordance with VHDA, 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 Community Housing Partners. VHDA is named as
an additional user of the 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
obtained from sources believed to be reliable, no guarantee is made of its accuracy.
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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 Northway, is an existing affordable multifamily development located at 128 Wilson
Avenue in Galax, Virginia (MAP # 46-164). The subject property consists of 72 revenue-producing units originally
constructed in 1973 and renovated in 2004. The sponsor has proposed to renovate the property with an allocation of tax
credits. The subject property is an open age community.

Proposed Unit Mix

The subject property is proposed to consist of 72 revenue-producing units including 1, 2 and 3-bedroom garden
apartments. A total of 36 units are proposed to be income restricted to 50% of AMI; a total of 36 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 60 units are
proposed to benefit from project-based rental assistance. The rent and income restrictions associated with the proposed
allocation of tax credits will run for the next 30 years.

Proposed Unit Configuration

Unit Type / Income Limit / Rent Limit HOME Subsidized Units Gross Rent UA Net Rent
1BR-1BA-536sf / 50% of AMI / 40% of AMI Yes Yes 2 $531 $87 $444
1BR-1BA-540sf / 50% of AMI / 50% of AMI Yes Yes 3 $531 $87 $444
1BR-1BA-540sf / 50% of AMI / 50% of AMI Yes No 1 $437 $87 $350
1BR-1BA-593sf / 60% of AMI / 60% of AMI Yes No 2 $437 $87 $350
1BR-1BA-598sf / 60% of AMI / 60% of AMI Yes No 4 $437 $87 $350
2BR-1BA-777sf / 50% of AMI / 40% of AMI Yes Yes 4 $635 $99 $536
2BR-1BA-777sf / 50% of AMI / 50% of AMI Yes Yes 16 $635 $99 $536
2BR-1BA-777sf / 50% of AMI / 50% of AMI Yes No 2 $549 $99 $450
2BR-1BA-767sf / 60% of AMI / 60% of AMI Yes Yes 16 $635 $99 $536
2BR-1BA-777sf | 60% of AMI / 60% of AMI Yes Yes 3 $635 $99 $536
2BR-1BA-887sf / 50% of AMI / 50% of AMI Yes Yes 6 $655 $99 $556
2BR-1BA-887sf / 60% of AMI / 60% of AMI Yes No 1 $549 $99 $450

3BR-1.5BA-940sf / 50% of AMI / 40% of AMI Yes Yes 2 $771 $121 $650
3BR-1.5BA-952sf / 60% of AMI / 60% of AMI Yes Yes 8 $771 $121 $650
3BR-1.5BA-940sf / 60% of AMI / 60% of AMI Yes No 2 $671 $121 $550

Total/Average 72 $627 $101 $526

Site Description
The subject property includes an irregular-shaped parcel consisting of approximately 6.38 acres and approximately 100

feet of road frontage.
A total of 97 parking spaces are planned for this development (87 regular / 10 accessible / 1.35 spaces per unit).

Privately-owned parking areas are planned for the subject property. We normally see 1.5 to 2.0 spaces per unit for
projects like the subject. Public transportation is found in the area.

Additional Considerations:

Zoning R-3. Legal, conforming use.

Environmental 1973 construction. Potential lead and asbestos.

Topography No issues detected.

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

DDA Status Galax City, Virginia. Not designated as a Difficult to Develop Area.
QCT Status Tract 701.01. Not designated as a Qualified Census Tract.
Access Fair. Located off a lightly-traveled road.

Visibility Fair. Located off a lightly-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 fair location relative to competing properties with respect to neighborhood
characteristics.

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

Additional Considerations:

Crime Higher crime rates than market average.
Schools Lower graduation rates than market average.
Average Commute Longer commute than market average.

In our opinion, the neighborhood is suitable for development.

Primary Market Area
We defined the primary market area by generating a 30-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 52,676 persons and covers a total of 772.9 square miles, making it
31.4 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 52,676 and is projected to
grow 0.2 percent this year.

Households Market area households currently stand at 22,170 and is projected to
decline 0.0 percent this year.

Renter Households Market area renter households currently stand at 5,388 and is projected
to decline 0.3 percent this year.

Renter Tenure Market area renter tenure currently stands at 24.3 percent.

Rent Growth Market area rents have grown 2.51% annually since 2010.

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

Est Employment Regional establishment employment currently stands at 39,497 and is
projected to grow 1.7 percent this year.

Civ Employment Regional civilian employment currently stands at 36,497 and is
projected to decline 0.5 percent this year.

Empl by Industry Regional establishment employment currently stands at 39,984. The

data suggests that State and Local Government is the largest
employment category accounting for 14.8% of total regional
employment. Manufacturing is the second largest category accounting
for 14.1% of total employment. Retail Trade is the third largest category
accounting for 12.9% of total employment. Health Care and Social
Assistance is the fourth largest category accounting for 11.2% of total
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employment. Accommodation and Food Services is the fifth largest
category accounting for 8.1% of total employment.

Top Employers The top employers include: (1) Hutchinson Sealing Systems Inc (3530
employees); (2) Vaughan-Bassett Furniture Co (700 employees) and;
(3) Parkdale Mills (550 employees).

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

Supply Analysis

Our analysis includes a total of 22 confirmed market area properties consisting of 716 units. The occupancy rate for
these units currently stands at 91 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 10 173 9 95%
Restricted 5 126 54 57%
Subsidized 7 417 3 99%
Total 22 716 66 91%
Stabilized
Family
Project Type Properties Units Vacant Occupancy
Market Rate 10 173 9 95%
Restricted 3 74 3 96%
Subsidized 2 176 1 99%
Total 15 423 13 97%
Elderly
Project Type Properties Units Vacant Occupancy
Market Rate 0 0 0 0%
Restricted 1 1 0 100%
Subsidized 2 103 2 98%
Total 3 104 2 98%
Pipeline
Family
Project Type Properties Units Vacant Occupancy
Market Rate 0 0 0 0%
Restricted 1 51 51 0%
Subsidized 2 98 0 100%
Total 3 149 51 66%
Elderly
Project Type Properties Units Vacant Occupancy
Market Rate 0 0 0 0%
Restricted 0 0 0 0%
Subsidized 1 40 0 100%
Total 1 40 0 100%
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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
001 Birchwood Apartments 60 97% 1990 na Market Rate Family 17.81
003 Brookstone Court 39 90% 1999 na Market Rate Family 2.78
006 Colonial Heights Apartments 6 100% 1991 2015 Market Rate Family 11.45
021 lvywood Apartments 10 80% 1988 na Market Rate Family 0.96
024 Larkspur Apartments 18 89% 1987 na Market Rate Family 0.48
029 Madison Street Apartments 12 92% 1971 2012 Market Rate Family 0.62
031 Midtown Apartments 30 100% 1997 na Market Rate Family 0.72
043 Stuart Drive Apartments 4 100% 1994 na Market Rate Family 10.94
044 Walnut Hill Apartments 10 100% 1975 2007 Market Rate Family 1.32

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
005 Cassell Pines Apartments 18 100% 2006 na Restricted Family 18.18
009 Freedom Lane 24 100% 2017 na Restricted Family 18.72
017 High Meadows Townhomes 60 97% 2008 na Restricted Family 17.83
019 Hillcrest Apartments 14 100% 1979 2013 Restricted Family 11.22
023 Jefferson Union 24 100% 2012 na Restricted Family 18.13
027 Longview Apartments 46 100% 1985 na Restricted Family 18.25
030 Melton's Run Apartments 48 98% 2004 na Restricted Family 2.35
041 Southridge Apartments ~ Fan 8 100% 2000 na Restricted Family 19.30
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
1BR-1BA-536sf / 50% of AMI / 40% of AMI Yes Yes 2 $500 $444 11.2%
1BR-1BA-540sf / 50% of AMI / 50% of AMI Yes Yes 3 $500 $444 11.2%
1BR-1BA-540sf / 50% of AMI / 50% of AMI Yes No 1 $365 $350 4.1%
1BR-1BA-593sf / 60% of AMI / 60% of AMI Yes No 2 $365 $350 4.1%
1BR-1BA-598sf / 60% of AMI / 60% of AMI Yes No 4 $365 $350 4.1%
2BR-1BA-777sf / 50% of AMI / 40% of AMI Yes Yes 4 $580 $536 7.6%
2BR-1BA-777sf / 50% of AMI / 50% of AMI Yes Yes 16 $580 $536 7.6%
2BR-1BA-777sf / 50% of AMI / 50% of AMI Yes No 2 $465 $450 3.2%
2BR-1BA-767sf / 60% of AMI / 60% of AMI Yes Yes 16 $580 $536 7.6%
2BR-1BA-777sf | 60% of AMI / 60% of AMI Yes Yes 3 $580 $536 7.6%
2BR-1BA-887sf / 50% of AMI / 50% of AMI Yes Yes 6 $600 $556 7.3%
2BR-1BA-887sf / 60% of AMI / 60% of AMI Yes No 1 $475 $450 5.3%
3BR-1.5BA-940sf / 50% of AMI / 40% of AMI Yes Yes 2 $695 $650 6.5%
3BR-1.5BA-952sf / 60% of AMI / 60% of AMI Yes Yes 8 $695 $650 6.5%
3BR-1.5BA-940sf / 60% of AMI / 60% of AMI Yes No 2 $555 $550 0.9%
Total / Average 72 $566 $526 7.1%

Our analysis suggests an average achievable rent of $566 for the subject property. This is compared with an average
proposed rent of $526, yielding an achievable rent advantage of 7.1 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:
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Unit Type / Vac Units at Gross Vacant & Capture Rate Capture Rate Penetration Absorption Pd

Rent Type / Income Limit Market Entry Demand  Pipeline Units Gross Net Rate (Mos)
1-Bedroom / Subsidized / 50% of AMI 2 1,826 0 0.1% 0.1% 2.5% <1
1-Bedroom / Restricted / 50% of AMI 1 711 0 0.1% 0.1% 0.7% <1
1-Bedroom / Restricted / 60% of AMI 3 974 8 0.3% 0.3% 1.6% 1
2-Bedroom / Subsidized / 50% of AMI 22 2,185 1 1.0% 1.0% 9.4% 2
2-Bedroom / Restricted / 50% of AMI 1 452 0 0.2% 0.2% 3.8% <1
2-Bedroom / Restricted / 60% of AMI 1 849 25 0.1% 0.1% 5.7% <1
3-Bedroom / Subsidized / 50% of AMI 5 2,206 0 0.2% 0.2% 2.2% <1
3-Bedroom / Restricted / 60% of AMI 1 552 8 0.2% 0.2% 2.7% <1

Project-Wide Gross Capture Rate 1.3%
Project-Wide Net Capture Rate 1.3%
Project-Wide Penetration Rate 14.3%
Stabilized Occupancy 97%
Project-Wide Absorption Period 2 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 2 months of
absorption and an average absorption rate of 20.0 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 4.4%
Project-Wide Capture Rate - Market Units 0.0%
Project-Wide Capture Rate - All Units 4.4%
Project-Wide Absorption Period (Months) 2 mos

Conclusion

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

128 Wilson Avenue
Galax, Virginia 24333

Sub 30% 40% 50% 60% 70% 80% Mkt Tot
Minimum Income $2,983 $14,983 | $14,983 $2,983
Maximum Income $32,700 $30,300 | $39,240 $39,240
New Rental Households 7 3 4 14
(+)
Existing Households -
Overburdened 625 232 369 1,226
(+)
Existing Households -
Substandard Housing 197 3 17 387
(+)
Elderly Households -
Likely to Convert to
Rental Housing
(+)
Existing Qualifying
Tenants - To Remain 31 1 4 36
After Renovation
(+)
Total Demand 860 309 494 1,663
)
Supply (Directly
Comparable Vacant
Units Completed or in 1 4l 42
Pipeline in PMA)
=
Net Demand 859 309 453 1,621
Proposed Units 60 3 9 72
Capture Rate 7.0% 1.0% 2.0% 4.4%
Absorption Period 2 mos 2 mos 2 mos 2 mos
(Months)
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PROJECT OVERVIEW

Project Description

The subject property, known as Northway, is an existing affordable multifamily development located at 128 Wilson
Avenue in Galax, Virginia (MAP # 46-164). The subject property consists of 72 revenue-producing units originally
constructed in 1973 and renovated in 2004. The sponsor has proposed to renovate the property with an allocation of
tax credits. The subject property is an open age community.

Select project details are summarized below:

Project Description

Property Name Northway
Street Number 128
Street Name Wilson
Street Type Avenue
City Galax
County Galax City
State Virginia
Zip 24333
Units 72
Year Built 1973
Project Rent Restricted
Project Type Family
Project Status Prop Rehab
Financing Type Tax Credit

Scope of Renovation

The subject property is currently in fair condition. The sponsor has proposed to rehabilitate the subject property to
bring it up to “like new” condition using tax credit financing. The contemplated rehabilitation scope includes roof,
parking lot, landscape, appliance, cabinet, HVAC and tile repairs and/or replacement. Tenants will be temporarily
displaced as renovation progresses for this property.

Construction and Lease-Up Schedule

We anticipate a 13-month construction period for this project. Assuming a March 1, 2021 closing, this yields a date of
completion of April 1, 2022. Our demand analysis (found later in this report) suggests a 2-month absorption period.
This yields a date of stabilization of June 1, 2022.

Unit Configuration

The subject property currently consists of 72 revenue-producing units including 1, 2 and 3-bedroom garden
apartments. A total of 36 units are currently income restricted to 50% of AMI; a total of 36 units are currently income
restricted to 60% of AMI; no units are currently set aside as market rate units; a total of 60 units currently benefit from
project-based rental assistance. The subject property currently stands at 97% occupancy. The current rent and
income restrictions will remain in place for the next 14 years.

Current Unit Configuration

Unit Income Rent HOME Subs Total Gross Net
BR BA SF Type Limit Limit Units Units Units Rent Rent
1 1.0 536 Garden/Flat 50% 50% Yes Yes 2 $487 $444
1 1.0 540 Garden/Flat 50% 50% Yes Yes 3 $487 $444
1 1.0 540 Garden/Flat 60% 60% Yes No 1 $373 $330
1 1.0 593 Garden/Flat 50% 50% Yes No 2 $373 $330
1 1.0 598 Garden/Flat 60% 50% Yes No 4 $373 $330
2 1.0 767 Garden/Flat 50% 50% Yes Yes 16 $611 $536
2 1.0 777 Garden/Flat 50% 50% Yes Yes 3 $611 $536
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2 1.0 777 Garden/Flat 50% 50% Yes No 1 $490 $415
2 1.0 777 Garden/Flat 60% 50% Yes Yes 20 $611 $536
2 1.0 777 Garden/Flat 60% 50% Yes No 1 $490 $415
2 1.0 887 Garden/Den 60% 50% Yes Yes 6 $622 $556
2 1.0 887 Garden/Den 60% 50% Yes No 1 $506 $440
3 15 940 Garden/Flat 50% 50% Yes Yes 8 $790 $710
3 1.5 952 Garden/Flat 50% 50% Yes No 1 $535 $455
3 15 952 Garden/Flat 60% 50% Yes Yes 2 $790 $710
3 1.5 952 Garden/Flat 60% 50% Yes No 1 $535 $455
Total/Average 778 72 $598 $528

The subject property is proposed to consist of 72 revenue-producing units including 1, 2 and 3-bedroom garden
apartments. A total of 36 units are proposed to be income restricted to 50% of AMI; a total of 36 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 60 units
are proposed to benefit from project-based rental assistance. The rent and income restrictions associated with the
proposed allocation of tax credits will run for the next 30 years.

Proposed Unit Configuration

Unit Income Rent HOME Subs Total Gross Net

BR BA SF Type Limit Limit Units Units Units Rent Rent
1 1.0 536 Garden/Flat 50% 40% Yes Yes 2 $531 $444
1 1.0 540 Garden/Flat 50% 50% Yes Yes 3 $531 $444
1 1.0 540 Garden/Flat 50% 50% Yes No 1 $437 $350
1 1.0 593 Garden/Flat 60% 60% Yes No 2 $437 $350
1 1.0 598 Garden/Flat 60% 60% Yes No 4 $437 $350
2 1.0 777 Garden/Flat 50% 40% Yes Yes 4 $635 $536
2 1.0 777 Garden/Flat 50% 50% Yes Yes 16 $635 $536
2 1.0 777 Garden/Flat 50% 50% Yes No 2 $549 $450
2 1.0 767 Garden/Flat 60% 60% Yes Yes 16 $635 $536
2 1.0 777 Garden/Flat 60% 60% Yes Yes 3 $635 $536
2 1.0 887 Garden/Den 50% 50% Yes Yes 6 $655 $556
2 1.0 887 Garden/Den 60% 60% Yes No 1 $549 $450
3 15 940 Garden/Flat 50% 40% Yes Yes 2 $771 $650
3 15 952 Garden/Flat 60% 60% Yes Yes 8 $771 $650
3 1.5 940 Garden/Flat 60% 60% Yes No 2 $671 $550
Total/Average 779 72 $627 $526
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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 30% of AMI 40% of AMI 50% of AMI 60% of AMI 70% of AMI 80% of AMI

1.0 Person $12,720 $16,960 $21,200 $25,440 $29,680 $33,920
2.0 Person $14,550 $19,400 $24,250 $29,100 $33,950 $38,800
3.0 Person $16,350 $21,800 $27,250 $32,700 $38,150 $43,600
4.0 Person $18,180 $24,240 $30,300 $36,360 $42,420 $48,480
5.0 Person $19,620 $26,160 $32,700 $39,240 $45,780 $52,320
6.0 Person $21,090 $28,120 $35,150 $42,180 $49,210 $56,240
7.0 Person $22,530 $30,040 $37,550 $45,060 $52,570 $60,080
8.0 Person $24,000 $32,000 $40,000 $48,000 $56,000 $64,000

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 $47,100 2.4%
2009 $49,700 5.5%
2010 $49,000 -1.4%
2011 $45,100 -8.0%
2012 $45,700 1.3%
2013 $47,000 2.8%
2014 $47,100 0.2%
2015 $45,700 -3.0%
2016 $44,900 -1.8%
2017 $44,800 -0.2%
2018 $47,300 5.6%
2019 $50,500 6.8%
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 30% of AMI  40% of AMI 50% of AMI 60% of AMI 70% of AMI 80% of AMI

0 Bedroom $318 $424 $530 $636 $742 $848

1 Bedroom $340 $454 $568 $681 $795 $909

2 Bedroom $408 $545 $681 $817 $953 $1,090

3 Bedroom $472 $630 $787 $945 $1,102 $1,260

4 Bedroom $527 $703 $878 $1,054 $1,230 $1,406
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 $482

1 Bedroom $627

2 Bedroom $714

3 Bedroom $1,004

4 Bedroom $1,073

Source: HUD

Project Overview 14 Allen and Associates Consulting



Location Map.pdf

Project Overview

15

Allen and Associates Consulting




Survey

|
THIS 18 TO CEATIFY TO VIRGIMIA HOUSING DEVELOPMENT AUTHORITY, ITS SOURCE OF TIMLE . I
SUCCESSORS AND ASSIGNS, Fi TY MATIONAL TITLE INSURANGE BEIMG THE SAME PROPEATY COMVEYED TO MORTHWAY /i
COBPANY, HORATHUWAY, LP, HOUSING EQUITY FUND OF YIRGIMNIA VI, LLG HARRIS-MARSHALL HOSIERY MILLS INC. 1N DEED BOOK 24
AND VIRGHNIA AFFORDABLE HOUSING MANAGEMENT CORPORATION, THAT DATED APFIL 25, 1974
THIS MAP OR PLAT AND THE SURVEY ON WHICH IT 15 BASED WERE MADE TAX MAP 8 - PARCEL 1148
IN ACCORDANCE WITH "BINIBMUM STANDARD DETAIL REQUIREMENT 5 FOR \
ALTA/ACEM LAND TITLE SURVEYS." JOINTLY ESTABLISHED AND ADOFTED
B ALTA, ACSHM AND NSPS IN 1999, AND INCLUDES ITEMS
1,2 3.6, 751,089,101 &), AMND 13 OF TABLE A THEREOF. PURSUANT TO THE %
ACCURACY STANDARDS AS ADOPTED BY ALTA, NSPS, ANC ACEN AN \ ) g - .
EFFECT ON THE DATE OF THIS CERTIFICATION, UNDERSIGNED FURTHER GLENN H DAVIS, “
CERTIFIES THAT PROPER FIELD PROCEDURES, INSTRUMENTATION, AND kY MELANIE G. DAVIS
ADEQUATE SUBVEY PERSONNEL WERE EMPLOYED iM ORDER TO ACHIEVE DB 579-PG 823
RESULTS COMPARABLE TO THOSE QUTUMED 1N THE "MINIRUM ANGLE, A\
BISTANCE, AND CLOSURE REQUIREMENTS FOR SURVEY MEASUREMENTS M,
WHICH CONTROL LAND BOUNDARIES FOR ALTA/ACSM LAND TITLE Y Y= ~y g
SURVEYSH" THIS PLAT 15 BASED UPON INFORMATION COMTAINED IN M. STAN HAT_(’} "?R \
FIDELITY MATIONAL TITLE INSURAMCE ALTA COMBMITIMENT JR NUMBER ' DALTON HATCHER
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Survey (Continued)
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5 PROPERTY DESCRIPTION

NNING AT AN IRON PLAGED, SAID IRON BEING ON THE NORTH RIGHT OF WAY LINE OF
b N AVENUE (40 WIDE) AND & COMMON CORNER WITH THE INTERDENOMINATIONAL FAITH
TEMPLE(DEED BOOK 113,PAGE 30); THENCE CONTINUING WITH THE RIGHT-OF-WAY OF WILSON
_FVEN_UE AND ON & CURVE TO THE HIGHT. SAID CURVE HAVING A RADIUS OF 6.00', AN ARC OF

WITH ACURVE TO THE LEFT, SAID CUFWE Hh‘u’lNG A HADIILIS OF 40.00, AN ARC OF 110, 04 .-a
GHORD BEARING AND DISTANCE OF S 61-21-05 W 78.48' TO AN IRON PIN PLACED: THENCE
LEAVING THE RIGHT.OF - WAY OF WILSON AVENUE AND RUNNING WITH KEN GWYNDEED BOOK
550, PAGE 506) S 64-43-46 W 117.16' TO AN IRON PIN PLACED: THENCE 3 25-45-14 £ 100.01° TO AN
IRON PIN PLACED; THENGE WITH CAROLYN BUCHANAN(DEED BOOK 562, PAGE 702) 5 24-57-26
6B.10' TQ AN IRON PIN PLAGED! THENGE S 60-13-34 W 2013 TO AN IAON PIN PLACED; THENGE §
25:00-26 E 140.06 TO AN IROM PIiM PLACED O THE MORTHERM RIGHT-OF-WAY LINE OF
EASTVIEW STREET(30' RIGHT-OF-WAY); THEN WITH THE NORTHERAN RIGHT-OF-WAY OF EASTVIEW
STHEET AND BEVERLY COX TAYVLOR(DEED BOOK 444, PAGE 730) S 63-11-34 W 411.92' TO A POINT
INCONCRETE BASE OF FENCE CORNER POST, THENGE WITH GALAX PROPERTIES, LLC(DEED
BOOK 561, PAGE 133) N 20-51.26 W 5657 TO AN IBON FOUND, THEMCE N 16-20-26 W 12590' TO
ANIRON FOUND:; THENCE M 47-01-00 W 41510 TO AN IRON FOUND AT A FENCE CORMER POST;
THENGE WITH GENE P. STOMEMAN(DEED BOOK 498, PAGE 91) AND M, STAN HATCHER(DEED
BOOK 320, PAGE 117) N 70-42-08 E 563.58 TO AN IRON FOUND; THENCE WITH GLENN K, DAVIS, PT IN CONC
INDEED BOOK 579, PAGE B23) AND CARLYE C. HIGGINS(DEED BOOK 485 PAGE 69) TO AN IRON BASE QF FENCE
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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 72 revenue-producing units in 6 residential buildings and 1 non-
residential building. The development is proposed to include approximately 56,050 square feet of net rentable area
and 69,443 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 slab on grade foundations.

Structural Frame - Floor, Wall, Roof Structural Systems, etc.
The subject property is constructed with wood frame surfaced with plywood. 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 fiber cement siding & brick veneer, horizontal sliding vinyl frame double pane windows,
steel clad insulated flat-panel unit entry doors, and sliding glass patio doors. The sponsor proposes to replace the
siding, windows and exterior doors as part of the planned renovation. Six panel unit entry doors are proposed after
renovation.

Roof - Sheathing, Coverings, Warranties, Gutters & Downspouts, Soffit & Fascia, etc.
The subject includes gabled asphalt shingle roofs. The sponsor proposes to replace the roofs as part of the planned
renovation.

Vertical Transportation - Elevator, Interior Stair Systems
None.

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 electric 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 & LED fixtures are proposed after renovation.

Fire Suppression

The subject property is not 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.

Improvement Description and Analysis 20 Allen and Associates Consulting



Unit Features
The subject property currently contains 72 revenue-producing units including 68 regular units and 4 accessible units
including 144 bedrooms, 72 full bathrooms and 12 half bathrooms.

The subject property is proposed to contain 72 revenue-producing units including 64 regular units and 8 accessible
units, including 144 bedrooms, 72 full bathrooms and 12 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. Wood solid-core flat panel doors are planned post renovation.

Floor Covering
Floor covering currently consists of vinyl sheeting in the entryways, bathrooms & kitchens along with wall-to-wall

carpeting in the living areas & bedrooms. The sponsor proposes to replace the flooring as part of the planned
renovation. Luxury vinyl plank throughout the entire unit is proposed post renovation.

Kitchens

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

Bathrooms

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

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

Site & Common Area Amenities
A BBQ area, business/computer center, community center, picnic area, and playground are currently found at the
subject property.

Parking
Open parking is found at the subject property.

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

Security
Security patrols 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 electric heat, electric cooking and electric hot water. All utilities - with the
exception of cold water, sewer and trash - are currently paid by the resident.
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The sponsor has proposed a utility configuration change as part of the planned renovation. All utilities - with the
exception of trash - are proposed to be paid by the resident.

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:

Utility Allowances

BR BA SF Unit Type Inc Lmt Rnt Lmt HOME Subs Units UA HUD UA
1 1.0 536 Garden/Flat 50% of AMI 40% of AMI Yes Yes 2 $87 $101
1 1.0 540 Garden/Flat 50% of AMI 50% of AMI Yes Yes 3 $87 $101
1 1.0 540 Garden/Flat 50% of AMI 50% of AMI Yes No 1 $87 $101
1 1.0 593 Garden/Flat 60% of AMI 60% of AMI Yes No 2 $87 $101
1 1.0 598 Garden/Flat 60% of AMI 60% of AMI Yes No 4 $87 $101
2 1.0 777 Garden/Flat 50% of AMI 40% of AMI Yes Yes 4 $99 $115
2 1.0 777 Garden/Flat 50% of AMI 50% of AMI Yes Yes 16 $99 $115
2 1.0 777 Garden/Flat 50% of AMI 50% of AMI Yes No 2 $99 $115
2 1.0 767 Garden/Flat 60% of AMI 60% of AMI Yes Yes 16 $99 $115
2 1.0 777 Garden/Flat 60% of AMI 60% of AMI Yes Yes 3 $99 $115
2 1.0 887 Garden/Den 50% of AMI 50% of AMI Yes Yes 6 $99 $115
2 1.0 887 Garden/Den 60% of AMI 60% of AMI Yes No 1 $99 $115
3 1.5 940 Garden/Flat 50% of AMI 40% of AMI Yes Yes 2 $121 $156
3 15 952 Garden/Flat 60% of AMI 60% of AMI Yes Yes 8 $121 $156
3 1.5 940 Garden/Flat 60% of AMI 60% of AMI Yes No 2 $121 $156

Total/Average 72 $101 $120

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 lower than 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 1973 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

= [} > S [ > €

> 'é’_;‘g ‘_g ) 2 0 E g ‘_g ) 20 E g
Sub Northway 1973 2009 4.00 17 7 4
001  Birchwood Apartments 1990 2000 3.25 11 12 11
003  Brookstone Court 1999 2005 3.50 7 8 8
005  Cassell Pines Apartments 2006 2010 4.00 4 3 4
006  Colonial Heights Apartments 1991 1995 2.75 10 14 15
009 Freedom Lane 2017 2015 4.50 1 1 1
017  High Meadows Townhomes 2008 2010 4.00 3 4
019  Hillcrest Apartments 1979 2012 4.50 15 2 1
021 Ivywood Apartments 1988 2005 3.50 12 8 8
023  Jefferson Union 2012 2010 4.25 2 3 3
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024 Larkspur Apartments 1987 2005 3.25 13 8 11
027 Longview Apartments 1985 1995 2.50 14 14 17
029 Madison Street Apartments 1971 2010 3.50 18 3 8
030 Melton's Run Apartments 2004 2005 4.00 5 8 4
031  Midtown Apartments 1997 2000 3.00 8 12 13
041  Southridge Apartments ~ Family 2000 1985 2.50 6 18 17
043  Stuart Drive Apartments 1994 1990 2.75 9 17 15
044  Walnut Hill Apartments 1975 1995 3.00 16 14 13

Source: Allen & Associates; Sponsor
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Amenities

Site & Common Area Amenities
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Sub  Northway no yes no yes no yes no no no no no no no no no yes yes no no no no
001  Birchwood Apartments no no no no no no no no no no no no no no no no no no no no no
003  Brookstone Court no no no no no no no no no no no no no no no no no no no no no
005 Cassell Pines Apartments no no no no no no no no no no no no no no no no no no no no no
006 Colonial Heights Apartments no no no no no no no no no no no no no no no no no no no no no
009 Freedom Lane no no no no no yes no no yes no yes no no no no no no no no no no
017 High Meadows Townhomes no yes no no no no no no no no no no no no no yes no no no yes no
019  Hillcrest Apartments no no no no no no no no no no no no no no no no no no no no no
021  Ivywood Apartments no no no no no no no no no no no no no no no no no no no no no
023 Jefferson Union no yes no no no no no no yes no yes no no no no yes no no no no no
024  Larkspur Apartments no no no no no no no no no no no no no no no no no no no no no
027  Longview Apartments no no no no no no no no no no no no no no no no yes no no no no
029 Madison Street Apartments no no no no no no no no no no no no no no no no no no no no no
030 Melton's Run Apartments no yes no no no yes no no no no no no no no no yes yes no no no no
031 Midtown Apartments no no no no no no no no no no no no no no no no no no no no no
041  Southridge Apartments ~ Family no no no no no yes no no no no no no no no no no no no no no no
043  Stuart Drive Apartments no no no no no no no no no no no no no no no no no no no no no
044 Walnut Hill Apartments no no no no no no no no 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  Northway yes no yes no some no yes yes no yes no yes no no no yes no no no no
001  Birchwood Apartments yes no yes no yes yes yes yes yes yes no yes no no no yes no no no no
003  Brookstone Court yes no yes no yes no yes yes no yes no yes no no no yes no no no no
005 Cassell Pines Apartments yes no no no yes yes yes yes yes yes no yes no no no yes no no no no
006  Colonial Heights Apartments yes yes yes no yes no yes yes no no no yes no no no yes no no no no
009 Freedom Lane yes no yes no yes no yes yes no yes no yes no no no yes no no no no
017  High Meadows Townhomes yes yes yes no no no yes yes yes yes no yes no no no yes no no no no
019 Hillcrest Apartments yes some  yes no no no yes yes no no no yes no no no yes no no no no
021  Ivywood Apartments yes some yes no yes no yes yes no some no yes no no no yes no no no no
023 Jefferson Union yes no yes no yes no yes yes yes yes no yes no no no yes no no no no
024 Larkspur Apartments yes no yes no yes no yes yes no yes no yes no no no yes no no no no
027  Longview Apartments yes no yes no yes yes yes yes no no no yes no no no yes no no no no
029 Madison Street Apartments yes yes yes no no no yes yes no no no yes no no no yes no no no no
030 Melton's Run Apartments yes some  yes no yes no yes yes some some no yes no no no yes no no no no
031  Midtown Apartments yes no yes no yes no yes yes no no some no yes no no no yes no no no
041  Southridge Apartments ~ Family yes no yes no yes no yes yes no yes no yes no no no yes no no no no
043 Stuart Drive Apartments no no yes no no no yes yes no no no no no no yes no no yes no no
044  Walnut Hill Apartments yes no yes no yes no yes yes no no no yes no no no yes no no no no
Parking Laundry Secuirty Services
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Sub  Northway no no no yes no yes no no no no no no no yes no no no no no no no
001  Birchwood Apartments no no no yes no yes no no no no no no no no no no no no no no no
003  Brookstone Court no no no yes no no no yes no no no no no no na na na na na na na
005 Cassell Pines Apartments no no no yes no no yes no no no no no no no no no no no no no no
006  Colonial Heights Apartments no no yes yes no no yes no no no no no no no na na na na na na na
009 Freedom Lane no no no yes no no yes no some no no no no no no no no yes no no no
017  High Meadows Townhomes no no no yes no no yes no no no no yes no no no no no no no no no
019  Hillcrest Apartments no no no yes no no no no no no no no no no no no no no no no no
021 Ivywood Apartments no no no yes no no no yes no no no no no no na na na na na na na
023 Jefferson Union no no no yes no no yes no yes no no no no no no no no no no no no
024  Larkspur Apartments no no no yes no no no yes no no no no no no na na na na na na na
027  Longview Apartments no no no yes no no no yes no no no no no no no no no no no no no
029 Madison Street Apartments no no no yes no yes no no no no no no no no na na na na na na na
030 Melton's Run Apartments no no no yes no yes no yes no no no no no no no no no no no no no
031 Midtown Apartments no no no yes no yes no no no no no no no no no no no no no no no
041  Southridge Apartments ~ Family no no no yes no no no yes no no no no no no no no no no no no no
043  Stuart Drive Apartments no no no yes no no no no no no no no no no na na na na na na na
044  Walnut Hill Apartments no no no yes no no no yes no no no no no no na na na na na na na
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Utilities

Tenant-Paid Owner-Paid
Zo = =g 24 28 g g -, =2 5 5 = | = =g B4 BE g g =, =g 5 5 =
Sub  Northway no yes no yes yes yes no yes yes yes no no no no no no no no no no no yes
001  Birchwood Apartments no yes no yes yes yes no yes no no no no no no no no no no no yes yes yes
003  Brookstone Court no yes no yes yes yes no yes no no no no no no no no no no no yes yes yes
005  Cassell Pines Apartments no yes no yes yes yes no yes no no no no no no no no no no no yes yes yes
006  Colonial Heights Apartments no yes no yes yes yes no yes yes yes yes no no no no no no no no no no no
009 Freedom Lane no yes no yes yes yes no yes no no no no no no no no no no no yes yes yes
017  High Meadows Townhomes no yes no yes yes yes no yes yes yes no no no no no no no no no no no yes
019  Hillcrest Apartments no yes no yes yes yes no yes no no no no no no no no no no no yes yes yes
021  Ivywood Apartments no yes no yes yes yes no yes yes yes yes no no no no no no no no no no no
023  Jefferson Union no yes no yes yes yes no yes no no no no no no no no no no no yes yes yes
024  Larkspur Apartments no yes no yes yes yes no yes no no no no no no no no no no no yes yes yes
027  Longview Apartments no yes no yes yes yes no yes no no no no no no no no no no no yes yes yes
029  Madison Street Apartments no yes no yes yes yes no yes yes yes no no no no no no no no no no no yes
030 Melton's Run Apartments no yes no yes yes yes no yes yes yes no no no no no no no no no no no yes
031  Midtown Apartments no no no no no no no no no no no no yes no yes yes yes no yes yes yes yes
041  Southridge Apartments ~ Family no yes no yes yes yes no yes yes yes no no no no no no no no no no no yes
043  Stuart Drive Apartments no yes no yes yes yes no yes yes yes yes no no no no no no no no no no no
044  Walnut Hill Apartments no yes no yes yes yes no yes yes yes yes no no no no no no no no no no no
Source: Allen & Associates; Sponsor
HUD Utility Schedule Model Output
0 Bedroom 1 Bedroom 2 Bedroom 3 Bedroom 4 Bedroom

Heat - Gas 12 14 17 19 21

Heat - Elec 12 14 17 19 21

Cooking - Gas 3 4 6 8 9

Cooking - Elec 3 4 6 8 9

Other Electric 13 15 21 27 33

Air Conditioning 0 0 0 0 0

Hot Water-Gas 9 10 13 16 19

Hot Water-Elec 9 10 13 16 19

Water 29 29 29 43 59

Sewer 29 29 29 43 59

Trash 12 12 12 12 12

Improvement Description and Analysis

Source: Local Utility Providers; HUD
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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 not 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. The developer did provide us with a description of the development's site
features. A summary of these features is found below.

Acres / Lot Shape / Frontage
The subject property includes an irregular-shaped parcel consisting of approximately 6.38 acres and approximately
100 feet of road frontage.

Zoning
According to the sponsor, the subject property is currently zoned R-3. It is our understanding that the current zoning
for the subject is a legal, conforming use.

Parking / Streets / Curbs / Sidewalks

A total of 97 parking spaces are planned for this development (87 regular / 10 accessible / 1.35 spaces per unit).
Privately-owned parking areas are planned for the subject property. We normally see 1.5 to 2.0 spaces per unit for
projects like the subject. Public transportation is found in the area.

Dumpsters / Dumpster Enclosures
The subject includes 3 publicly-owned dumpsters.

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 unlighted 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 1973, 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.
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Topography

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

Lmaﬁwrﬁw

Topo.pdf

MyTopo.com

The topographic map shows that the site is flat and drains to adjacent properties to the west. 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 5100660016D dated August 28, 2008, the subject property is located in Zone X.
This is an area that is identified as being located outside the 100-year flood zone.
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Difficult to Develop Area Status
The subject proprterty is located in Galax, 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 701.01 - an area that is not designated as a Qualified Census Tract.
Consequently, the subject property does not 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 Wilson Avenue, approximately 3 blocks south of US 58 in Galax, Virginia. Wilson
Avenue is a lightly-traveled east-west road carrying a limited volume of traffic. 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 fair by virtue of the location of the subject property relative to existing streets and thoroughfares.

Visibility

The subject property is visible from Wilson Avenue with limited frontage and a limited volume of drive-by traffic.
Consequently, in our opinion visibility is fair 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
> g2 2 £ 2 £
X g2 e 2 e 2
> >
Sub  Northway 2.00 2.00 18 17
001  Birchwood Apartments 3.00 3.00 5 5
003  Brookstone Court 3.00 2.75 5 10
005 Cassell Pines Apartments 2.25 2.00 17 17
006  Colonial Heights Apartments 3.00 2.75 5 10
009 Freedom Lane 3.50 3.50 2 2
017  High Meadows Townhomes 3.25 3.50 3 2
019  Hillcrest Apartments 2.50 2.50 15 14
021  Ivywood Apartments 3.00 2.75 5 10
023  Jefferson Union 3.00 2.75 5 10
024  Larkspur Apartments 3.00 3.00 5 5
027 Longview Apartments 2.50 2.50 15 14
029 Madison Street Apartments 3.25 3.50 3 2
030  Melton's Run Apartments 3.00 3.00 5 5
031  Midtown Apartments 3.00 3.00 5
041  Southridge Apartments ~ Family 4.00 4.00 1
043  Stuart Drive Apartments 3.00 2.50 5 14
044  Walnut Hill Apartments 3.00 3.00 5 5

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 Galax, Virginia. The immediate area consists of a variety of land uses.

Commercial in good condition is located to the north and west of the subject property; single family in fair condition is
located to the south and east. Neighboring land uses appear to be complimentary to the use of the subject property.
The condition of the neighboring single family appears to be inferior to the contemplated post-renovation condition of
the subject property.

Surrounding property uses are summarized in the table found below:

Surrounding Properties

Direction Use Condition
North Commercial Good
South Single Family Fair
East Single Family Fair
West Commercial Good

Source: Allen & Associates

Economic Characteristics
The subject property is located in an area with average household incomes of $10,724 (in 2015 dollars); this is
compared with $30,037 for the most comparable properties included in this analysis.

In addition, the subject property is located in an area with median cash rents of $541 (in 2015 dollars); this is compared
with $520 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 $88,700 (in 2015 dollars);
this is compared with $117,061 for the most comparable properties included in this analysis.

Crime Rates

The subject property is located in an area with personal crime rates of 14.2%. 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 5.4%.

In addition, the subject property is located in an area with property crime rates of 9.6%. 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 6.9%.

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 59.5%; this is compared with 77.2% for
the most comparable properties included in this analysis.

In addition, the subject property is located in an area with college graduation rates of 8.1%; this is compared with
16.4% 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 32.6 minutes; this is compared with 23.3
minutes for the most comparable properties included in this analysis.

In addition, the subject property is located in an area with an average of 0.84 vehicles per household; this is compared
with 1.44 vehicles per household for the most comparable properties included in this analysis.

Conclusion

In our opinion, the subject property has a fair 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 Carter Bank & Trust 0.1 mi NE
Grocery Grant's Supermarket 0.3miN
Emergency Clinic Carilion Clinic Family Medicine 0.3miN
Pharmacy CVS Pharmacy 0.4 mi SW
Discount Store Roses Discount Store 0.3miN
Elementary School Providence Elementary School 0.8 mi SW
Middle School Felts Junior High School 0.3 mi SE
High School Galax High School 1.2 mi SW
Bus Stop Northway Apartments 0.1 mi SW

Source: Google Maps

Carter Bank & Trust, Grant's Supermarket, CVS Pharmacy, and Roses Discount Store are all located less than 1.0
miles away from the subject property. Carilion Clinic is located 0.3 miles away.
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Number of Area Amenities
We utilized Microsoft Streets & Trips to evaluate the subject and the most comparable properties with respect to the
number of amenities in the immediate area.

- Microsoft Streets & Trips identified 7 banks within 2.0 miles of the subject property. The subject is
ranked 10 out of the 18 properties included in this analysis.

- A total of 8 grocery stores are in the vicinity of the subject property. The subject is ranked 9 for the
area.

- A total of 2 hospital are in the vicinity of the subject property. The subject is ranked 2 for the area.

- A total of 3 pharmacies are in the vicinity of the subject property. The subject is ranked 9 for the area.

- A total of 23 shopping centers are in the vicinity of the subject property. The subject is ranked 9 for the
area.

Nearest Area Amenities
We utilized Microsoft Streets & Trips to evaluate the subject and the most comparable properties with respect to the
nearest area amenities.

- According to Microsoft Streets & Trips, the nearest bank is 0.14 miles away from the subject property.
The subject is ranked 5 out of the 18 properties included in this analysis.

- The nearest grocery store is 0.11 miles away from the subject property. The subject is ranked 3 for
the area.

- The nearest hospital is 0.47 miles away from the subject property. The subject is ranked 2 for the
area.

- The nearest pharmacy is 0.43 miles away from the subject property. The subject is ranked 13 for the
area.

- The nearest shopping center is 0.12 miles away from the subject property. The subject is ranked 4 for
the area.

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

Tables comparing the subject property's proximity to area amenities to that of the most comparable properties is found
on the next page. Maps showing the proximity of the subject property to area amenities and area employers is also
found in the following pages.

In the course of completing this study, we rated the neighborhood and the proximity to area amenities for the subject

property and the most comparable properties on a 1-5 scale (1 being the worst and 5 being the best). The tables on
the following pages give these ratings.
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Neighborhood Ratings

Rating Rank (1 = Property with Highest Rating)
Surrounding Area Crime Rates Education Commute Surrounding Area Crime Rates Education Commute

2 c — ° w @ c o — S n Q ?'u?

© T os 23 L oem S o 2o 2e 5 2 S5 T os 23 L om S0 € o 2e 5 2 &5 2«

o =T 25 =TT a a 2° go° <8 |7 2g =77 o« a 2° go° <3 =)
Sub  Northway $10,724 $541 $88,700 14.2% 9.6% 59.5% 8.1% 32.56 17 7 13 17 15 17 16 17 2.00
001 Birchwood Apartments $35,977 $554  $143,100 4.2% 14.9% 71.3% 28.0% 24.09 5 6 6 10 18 14 5 11 3.50
003  Brookstone Court $37,900 $661  $115200 1.3% 1.9% 80.7% 15.4% 25.03 4 10 2 4 9 8 13 4.30
005  Cassell Pines Apartments $33,622 $494  $159,900 3.9% 9.4% 86.5% 28.5% 18.68 7 11 2 6 11 3 4.40
006  Colonial Heights Apartments $34,417 $478  $117,900 3.7% 2.8% 79.2% 13.0% 20.40 6 15 8 5 6 10 10 8 3.90
009  Freedom Lane $33,622 $494  $159,900 3.9% 9.4% 86.5% 28.5% 18.68 7 11 2 6 11 2 1 3 4.40
017 High Meadows Townhomes $33,622 $494  $159,900 3.9% 9.4% 86.5% 28.5% 18.68 7 11 2 6 11 2 1 3 4.40
019  Hillcrest Apartments $24,683 $495 $99,400 2.9% 1.0% 77.0% 10.7% 27.35 14 10 12 4 3 11 11 15 3.40
021 Ivywood Apartments $17,407 $603 $85,300 6.1% 8.5% 69.1% 10.3% 31.58 16 4 15 15 9 15 12 16 2.50
023  Jefferson Union $27,292 $239  $105,700 5.5% 9.0% 73.0% 9.4% 16.06 12 18 11 13 10 13 14 1 3.00
024  Larkspur Apartments $25,938 $382 $46,400 4.4% 2.8% 75.8% 8.3% 19.24 13 16 18 11 5 12 15 7 2.80
027 Longview Apartments $33,622 $494  $159,900 3.9% 9.4% 86.5% 28.5% 18.68 7 11 2 6 11 2 1 3 4.40
029  Madison Street Apartments $10,724 $541 $88,700 14.2% 9.6% 59.5% 8.1% 32.56 17 7 13 17 15 17 16 17 2.00
030  Melton's Run Apartments $39,097 $497  $120,200 0.8% 0.8% 85.1% 13.0% 26.71 3 9 7 1 1 6 9 14 4.30
031 Midtown Apartments $17,644 $314 $55,400 10.3% 7.8% 60.9% 4.2% 23.34 15 17 17 16 8 16 18 10 2.10
041  Southridge Apartments ~ Family $47,167 $799  $200,500 5.8% 10.8% 87.1% 25.2% 22.48 1 1 1 14 17 1 6 9 4.30
043  Stuart Drive Apartments $31,429 $598 $83,600 2.8% 0.9% 82.4% 9.6% 24.97 11 5 16 3 2 8 13 12 3.80
044  Walnut Hill Apartments $45,785 $681  $117,400 5.1% 6.6% 82.6% 18.5% 17.67 2 2 9 12 7 7 7 2 4.50

Proximity to Area Amenities
Rating Rank (1 = Property with Highest Rating)
Number within 2.0 miles of Property Nearest to Property, Miles Number within 2.0 miles of Property Nearest to Property, Miles

2 — P o o — — P o o — 2 m
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Sub  Northway 7 8 2 3 23 0.1 0.1 0.5 10 9 2 9 9 4 3 2 4.50
001 Birchwood Apartments 13 11 2 5 28 0.2 0.3 1.8 6 6 2 6 6 7 11 12 3.60
003  Brookstone Court 4 5 0 2 16 0.4 0.4 3.3 17 17 14 16 14 14 13 15 2.00
005  Cassell Pines Apartments 14 13 2 6 30 0.3 0.3 1.8 2 2 2 2 5 11 10 11 3.90
006  Colonial Heights Apartments 5 6 0 3 12 0.1 0.1 12.2 11 14 14 9 16 2 5 18 3.40
009  Freedom Lane 14 13 2 6 32 0.4 0.4 1.2 2 2 2 2 2 16 16 8 3.90
017 High Meadows Townhomes 12 11 1 4 23 0.2 0.2 2.0 7 6 13 7 9 7 7 13 3.60
019  Hillcrest Apartments 5 7 0 3 12 0.3 0.3 12.0 11 12 14 9 16 9 9 17 2.50
021 Ivywood Apartments 5 6 2 2 17 0.1 0.1 0.6 11 14 2 16 13 5 4 3.10
023  Jefferson Union 14 13 2 6 32 0.3 0.4 11 2 2 2 2 2 10 13 7 3.90
024 Larkspur Apartments 8 9 2 4 28 0.4 0.4 0.9 9 8 2 7 6 12 12 6 3.20
027 Longview Apartments 14 13 2 6 31 0.4 0.2 1.6 2 2 2 2 4 12 6 10 4.50
029  Madison Street Apartments 5 8 2 3 19 0.2 0.2 0.4 11 9 2 9 11 6 7 1 3.80
030  Melton's Run Apartments 4 5 0 2 16 0.4 0.4 2.9 17 17 14 16 14 15 15 14 2.00
031 Midtown Apartments 5 8 2 3 18 0.1 0.1 0.5 11 9 2 9 12 3 2 3 4.30
041 Southridge Apartments ~ Family 9 6 2 3 25 0.5 14 14 8 14 2 9 8 17 18 9 2.30
043  Stuart Drive Apartments 5 7 0 3 12 0.1 0.1 11.7 11 12 14 9 16 1 1 16 3.30
044  Walnut Hill Apartments 29 55 4 14 91 0.7 0.7 0.9 1 1 1 1 1 18 17 5 3.30

Neighborhood Description and Analysis

Source: US Census; Claritas; Google Maps
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Proximity to Area Amenities
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Proximity to Area Employers
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SUBJECT PROPERTY PHOTOS

Photos of the subject property and the surrounding area are found below:

Subject Property

Looking North From Entrance Looking South From Entrance

Looking East From Entrance Looking West From Entrance

Subject Property Photos Allen and Associates Consulting
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Typical Family Room Typical Kitchen

Typical Bedroom Typical Closet

Typical Bathroom Utility Room

Subject Property Photos Allen and Associates Consulting
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Laundry Area Office

Community Room Playground

Picnic Mail Kiosks

Subject Property Photos Allen and Associates Consulting
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MARKET AREA

Overview

Market areas are influenced by a variety of interrelated factors. These factors include site location, economic,
and demographic characteristics (tenure, income, rent levels, etc.), local transportation patterns, physical
boundaries (rivers, streams, topography, etc.), census geographies, and the location of comparable and/or
potentially competing communities.

In areas where the county seat is the largest city, centrally located, and draws from the entire county, the
county may be the market area. In the case where there are potentially competing communities in one
county, the market area may be part of the county. In fact, the market area could include portions of adjacent
counties. In this case, a combination of county subdivisions may be used to define the market area. In urban
or suburban areas, the market area will be adjacent to the site extending to all locations of similar character
with residents or potential residents likely to be interested in the project. In this case, county subdivisions,
townships, or a combination of census tracts may be used to define the market area.

Allen & Associates recently conducted a series of property management interviews to better understand
market areas and resident moving patterns for multifamily properties. Our study suggested that markets may
be classified into the following general categories: urban, suburban and rural. Renters in urban markets are
typically willing to move 5 to 10 minutes when looking for a new apartment. Our research also shows that
renters in suburban markets are normally willing to move 10 to 15 minutes when looking for a new place to
live. Renters in rural markets are typically willing to move 15 to 20 minutes when looking for a new apartment.
We considered these general guidelines in our evaluation of the subject property.

Our study suggested that secondary market areas were generally a function of whether the proposed
development was family or elderly. Our research suggested that secondary market demand for family
properties ranged from 10 to 30 percent. Secondary market demand for elderly properties ranged from 10 to
50 percent. Although seniors move less frequently than younger renters, they are often willing to move longer
distances when looking for housing. We considered these general secondary market guidelines in our
evaluation of the subject property.

Our primary and secondary market area definitions are found below.

Primary Market Area

We defined the primary market area by generating a 30-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.

Primary market area, drive time and existing multifamily maps are found in the following pages. The primary
market area included all or part of the following census tracts:

Market Area

Census Tract County State

51035080100 Carroll County Virginia
51035080200 Carroll County Virginia
51035080300 Carroll County Virginia
51035080400 Carroll County Virginia
51035080500 Carroll County Virginia
51035080601 Carroll County Virginia
51035080602 Carroll County Virginia
51077060101 Grayson County Virginia
51077060102 Grayson County Virginia
51077060201 Grayson County Virginia
51077060202 Grayson County Virginia
51155210500 Pulaski County Virginia
51197050401 Wythe County Virginia
51197050402 Wythe County Virginia
51640070101 Galax city Virginia
51640070102 Galax city Virginia
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The primary market area includes a population of 52,676 persons and covers a total of 772.9 square miles,
making it 31.4 miles across on average.

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

Market Area.pdf

m

Market Area
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Drive Time

Drive Time.pdf

)

Existing Multifamily

Existing Multifamily.pdf

m

Market Area
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ECONOMIC OUTLOOK

In this section we conduct an analysis of the regional economy. For purposes of our analysis, we define the region as Galax City,
Carroll, Grayson, and Wythe Counties, Virginia. A map depicting the Region is found below.

Region Map.pdf
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Employment by Industry
The Bureau of Labor Statistics (BLS) tracks establishment employment by major industry. In the table below we present the current
breakdown and percent distribution. The data set comes from the Bureau of Labor Statistics (BLS) via Woods & Pool Economics.

Establishment Employment

Industry Region Reg % US %
Farm Employment 2,819 71% 1.3%
Forestry, Fishing, Related Activities And Other Employment 645 1.6% 0.5%
Mining Employment 161 0.4% 0.7%
Utilities Employment 55 0.1% 0.3%
Construction Employment 1,696 4.2% 5.5%
Manufacturing Employment 5,638 14.1% 6.7%
Wholesale Trade Employment 695 1.7% 3.6%
Retail Trade Employment 5,164 12.9% 10.3%
Transportation And Warehousing Employment 832 2.1% 3.5%
Information Employment 224 0.6% 1.7%
Finance And Insurance Employment 1,179 2.9% 5.3%
Real Estate And Rental And Lease Employment 1,207 3.0% 4.7%
Professional And Technical Services Employment 949 2.4% 6.9%
Management Of Companies And Enterprises Employment 29 0.1% 1.3%
Administrative And Waste Services Employment 1,666 4.2% 6.0%
Educational Services Employment 276 0.7% 2.4%
Health Care And Social Assistance Employment 4,468 11.2% 11.6%
Arts, Entertainment, And Recreation Employment 460 1.2% 2.2%
Accommodation And Food Services Employment 3,242 8.1% 7.5%
Other Services, Except Public Administration Employment 2,217 5.5% 5.8%
Federal Civilian Government Employment 206 0.5% 1.4%
Federal Military Employment 251 0.6% 0.9%
State And Local Government Employment 5,905 14.8% 9.8%
Establishment Employment 39,984 100.0% 100.0%

Source: W&P Economics

Regional establishment employment currently stands at 39,984. The data suggests that State and Local Government is the largest
employment category accounting for 14.8% of total regional employment. Manufacturing is the second largest category accounting for
14.1% of total employment. Retail Trade is the third largest category accounting for 12.9% of total employment. Health Care and Social
Assistance is the fourth largest category accounting for 11.2% of total employment. Accommodation and Food Services is the fifth
largest category accounting for 8.1% of total employment.

Economists generally classify employment two ways: basic and non-basic. Basic employment, which is considered to be the engine of a
local economy, includes industries that rely on external factors to fuel demand. For instance, mining, logging and manufacturers are
frequently considered basic employers. Goods for these industries are shipped outside the location where they are produced. Non-basic
employers depend largely on local demand and usually employ local workers. For example, grocery stores and restaurants are
sometimes considered non-basic employers.

The Location Quotient (LQ) technique is the most common method of identifying basic industries for a given economy. The LQ technique
compares the share of workers in each industry of a given economy with that of a larger reference economy. If the number of workers in
the given economy is greater than that of the reference economy, these are considered to be basic industries because they fill needs
beyond those of the reference community.

In the table above we highlight the basic industries for the region. The distribution of employment in these industries exceeds that for the
United States. These basic industries represent about 23,413 employees or about 58.6% of total regional employment. These are the
industries that drive the regional economy.

Economic Outlook
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Earnings by Industry
The Bureau of Labor Statistics (BLS) tracks average earnings by major industry. In the table below we present the current breakdown
and rank. The data set comes from the Bureau of Labor Statistics (BLS) via Woods & Pool Economics.

Average Earnings (2009 $)

Industry Earnings Rank
Farm Employment $3,711 23
Forestry, Fishing, Related Activities And Other Employment $27,819 14
Mining Employment $26,497 15
Utilities Employment $76,655 1
Construction Employment $31,089 11
Manufacturing Employment $44,352 6
Wholesale Trade Employment $36,447 10
Retail Trade Employment $24,734 17
Transportation And Warehousing Employment $46,209 5
Information Employment $37,071 9
Finance And Insurance Employment $25,841 16
Real Estate And Rental And Lease Employment $12,476 21
Professional And Technical Services Employment $39,699 8
Management Of Companies And Enterprises Employment $70,862 2
Administrative And Waste Services Employment $21,741 18
Educational Services Employment $17,261 19
Health Care And Social Assistance Employment $40,536 7
Arts, Entertainment, And Recreation Employment $12,448 22
Accommodation And Food Services Employment $16,777 20
Other Services, Except Public Administration Employment $28,783 12
Federal Civilian Government Employment $68,519 3
Federal Military Employment $28,701 13
State And Local Government Employment $47,418 4
Establishment Employment $31,815  _—=—_

Source: W&P Economics

The data suggests that Utilities is the highest paid industry averaging $76,655 per employee. Management of Companies is the second
highest paid industry averaging $70,862 per employee. Federal Civilian Government is the third highest paid profession averaging
$68,519 per employee. State and Local Government is the fourth highest paid industry averaging $47,418 per employee. Transportation
is the fifth highest paid category averaging $46,209 per employee. These figures are compared with regional Average Earnings of
$31,815 per employee.

The highlighted industries represent basic industries for the region. Average earnings for these basic industries comes to $27,468 or
13.7% lower than average for the region.

Top Employers
The table below gives a listing of the region's top employers. The data comes from InfoUSA and includes a primary industry description
for each employer.

Top Employers

Name Employees SIC Code Industry Description Location Type
Hutchinson Sealing Systems Inc 3,530 3053-02 Gaskets-Manufacturers 0
Vaughan-Bassett Furniture Co 700 2599-01 Furniture-Manufacturers 0
Parkdale Mills 550 2281-02 Yarn-Spinning Mills (Mfrs) Branch
Southwestern VA Tr Ctr Ep 500 8011-01 Physicians & Surgeons 0
Walmart Supercenter 450 5311-02 Department Stores Branch
Wythe County Community Hosp 375 8062-02 Hospitals Subsidiary
Somic America 340 3714-01 Automobile Parts & Supplies-Mfrs -
Klockner Pentaplast Of America 320 3081-02 Plastics-Fabrics/Film & Etc Producer Branch
Guardian Industries Corp 300 3211-01 Glass-Manufacturers Branch
Walmart Supercenter 285 5311-02 Department Stores -

Source: InfoUSA

The top employers include: (1) Hutchinson Sealing Systems Inc (3530 employees); (2) Vaughan-Bassett Furniture Co (700 employees)
and; (3) Parkdale Mills (550 employees).
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Population

In this section we present population data for the region. The table and graph below show historic data since 2010. The historic data
comes from the US Census; the forecast comes from Woods & Pool Economics.

Population Forecast

Year Pop Growth %
2010 81,811

2011 81,497 -0.4%
2012 81,297 -0.2%
2013 81,289 0.0%
2014 80,729 -0.7%
2015 80,967 0.3%
2016 80,429 -0.7%
2017 80,764 0.4%
2018 81,158 0.5%
2019 81,553 0.5%
2020 81,947 0.5%
2021 82,341 0.5%
2022 82,733 0.5%
2023 83,124 0.5%
2024 83,515 0.5%

Population

84,000
83,500
83,000
82,500
82,000
81,500
81,000
80,500
80,000
79,500
79,000
78,500

0.6%

0.4%

0.2%

0.0%

-0.2%

-0.4%

-0.6%

-0.8%

2024

Source: US Census; W&P Economics

Population decreased from 81,811 in 2010 to 81,158 in 2018 and is anticipated to increase to 83,515 in 2024.

Establishment Employment
In this section we present establishment employment data for the region. The table and graph below show historic data since 2010. The
historic data comes from the Bureau of Labor Statistics (BLS); the forecast comes from Woods & Pool Economics.

Establishment Employment Forecast

Year Est Emp Growth %
2010 36,509

2011 36,605 0.3%
2012 36,617 0.0%
2013 36,419 -0.5%
2014 36,760 0.9%
2015 37,212 1.2%
2016 37,777 1.5%
2017 38,847 2.8%
2018 39,497 1.7%
2019 39,984 1.2%
2020 40,405 1.1%
2021 40,878 1.2%
2022 41,350 1.2%
2023 41,766 1.0%
2024 42,177 1.0%

Establishment Employment
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0.5%
0.0%
-0.5%

-1.0%

2024

Source: BLS; W&P Economics

Establishment employment increased from 36,509 in 2010 to 39,497 in 2018 and is anticipated to increase to 42,177 in 2024.
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Civilian Employment
In this section we present civilian employment data for the region. The table and graph below show historic data since 2010. The historic
data comes from the Bureau of Labor Statistics (BLS); the forecast utilizes data from Woods & Pool Economics.

Civilian Employment Forecast
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2020 37,031 0.5% 35,000 - | eo%
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Source: BLS; W&P Economics

Civilian employment decreased from 41,331 in 2010 to 36,675 in 2018 and is anticipated to increase to 37,740 in 2024.

Labor Force and Unemployment
In this section we take a look at the labor force and unemployment. The table below shows civilian employment, unemployment and
labor force statistics for the region since 2010. The data set comes from the Bureau of Labor Statistics (BLS) via the Texas A&M Real

Estate Center.

Labor Force & Unemployment

Year Civ Emp Unemp Lab Force Unemp Rate
2010 41,331 4,760 36,571 11.5%
2011 38,827 3,819 35,007 9.8%
2012 38,324 3,242 35,082 8.5%
2013 37,678 3,161 34,517 8.4%
2014 37,295 2,564 34,731 6.9%
2015 37,015 2,034 34,981 5.5%
2016 36,674 1,974 34,699 5.4%
2017 36,497 1,651 34,846 4.5%
2018 36,675 1,290 35,385 3.5%

Source: BLS; Texas A&M Real Estate Center

Unemployment decreased from 4,760 in 2010 to 1,290 in 2018. The unemployment rate decreased from 11.5% in 2010 to 3.5% in 2018.

The table and graph below show the unemployment rate for the region for the past 12 months.

Unemployment Rate

Month Unemp Rate
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Source: TAMU

The Unemployment Rate for the Region came in at 3.2% in December 2018 and 4.2% in December 2019.
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Building Permits

In this section we look at building permits. The table and graph below show historical data for the region since 2000. The data set comes

from the US Census.

Building Permits

Year 1 Family 2-4 Family 5+ Family Total
2000 373 8 30 411
2001 346 2 20 368
2002 350 8 54 412
2003 276 14 5 295
2004 320 6 14 340
2005 385 20 6 411
2006 403 17 0 420
2007 394 11 61 466
2008 239 0 0 239
2009 198 0 0 198
2010 166 2 15 183
2011 141 5 7 153
2012 150 0 1 161

2013 142 6 11 159
2014 144 6 10 160
2015 106 6 0 112
2016 60 28 0 88

2017 61 2 0 63

2018 74 0 19 93

Source: US Census

Building permits for the region increased from 295 in 2003 to 466 in 2007, before decreasing to 63 in 2017 and increasing to 93 in 2018.

Conclusion

We anticipate very modest economic growth accompanied by very modest population growth for the region over the next several years.
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Population

DEMOGRAPHIC CHARACTERISTICS

In the table below we give the 2010-2024 Caliper Corporation population projection for the Market Area.

Population Forecast

Year Population ~ Growth %
2010 51,966 -
2011 51,992 0.1%
2012 52,084 0.2%
2013 52,176 0.2%
2014 52,267 0.2%
2015 52,359 0.2%
2016 52,438 0.2%
2017 52,517 0.2%
2018 52,597 0.2%
2019 52,676 0.2%
2020 52,755 0.2%
2021 52,834 0.2%
2022 52,914 0.2%
2023 52,993 0.2%
2024 53,073 0.2%

Source: Caliper; Allen & Associates
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In the table below we give the 2010-2024 Caliper Corporation 55+ population projection for the Market Area.

55+ Population Forecast

Year Population ~ Growth %
2010 17,728 -
2011 17,951 1.3%
2012 18,177 1.3%
2013 18,406 1.3%
2014 18,638 1.3%
2015 18,870 1.2%
2016 19,102 1.2%
2017 19,334 1.2%
2018 19,566 1.2%
2019 19,798 1.2%
2020 20,060 1.3%
2021 20,322 1.3%
2022 20,584 1.3%
2023 20,846 1.3%
2024 21,108 1.3%

Source: Caliper; Allen & Associates
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In the table below we give the 2010-2024 Caliper Corporation 65+ population projection for the Market Area.

65+ Population Forecast

Year Population ~ Growth %
2010 9,982 -
2011 10,238 2.6%
2012 10,501 2.6%
2013 10,770 2.6%
2014 11,046 2.6%
2015 11,323 2.5%
2016 11,599 2.4%
2017 11,875 2.4%
2018 12,152 2.3%
2019 12,428 2.3%
2020 12,684 2.1%
2021 12,940 2.0%
2022 13,196 2.0%
2023 13,452 1.9%
2024 13,708 1.9%

Source: Caliper; Allen & Associates
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Households
In the table below we give the 2010-2024 Claritas household projection for the Market Area.

Household Forecast

Year Households  Growth %
2010 22,263 -
2011 22,253 0.0%
2012 22,242 0.0%
2013 22,232 0.0%
2014 22,222 0.0%
2015 22,212 0.0%
2016 22,201 0.0%
2017 22,191 0.0%
2018 22,181 0.0%
2019 22,170 0.0%
2020 22,212 0.2%
2021 22,253 0.2%
2022 22,295 0.2%
2023 22,336 0.2%
2024 22,378 0.2%

Source: Claritas; Allen & Associates
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In the table below we give the 2010-2024 Claritas 55+ household projection for the Market Area.

55+ Household Forecast

Year Households  Growth %
2010 11,207 -
2011 11,348 1.3%
2012 11,491 1.3%
2013 11,635 1.3%
2014 11,782 1.3%
2015 11,929 1.2%
2016 12,075 1.2%
2017 12,222 1.2%
2018 12,368 1.2%
2019 12,515 1.2%
2020 12,681 1.3%
2021 12,846 1.3%
2022 13,012 1.3%
2023 13,178 1.3%
2024 13,343 1.3%

Source: Claritas; Allen & Associates
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In the table below we give the 2010-2024 Claritas 65+ household projection for the Market Area.

65+ Household Forecast

Year Households  Growth %
2010 6,365 -
2011 6,528 2.6%
2012 6,696 2.6%
2013 6,867 2.6%
2014 7,044 2.6%
2015 7,220 2.5%
2016 7,396 2.4%
2017 7,572 2.4%
2018 7,748 2.3%
2019 7,925 2.3%
2020 8,088 2.1%
2021 8,251 2.0%
2022 8,414 2.0%
2023 8,577 1.9%
2024 8,741 1.9%
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Source: Claritas; Allen & Associates
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Renter Households

In the table below we give the 2010-2024 Claritas renter household projection for the Market Area.

Renter Household Forecast

Year Households  Growth %
2010 5,517 -
2011 5,503 -0.3%
2012 5,488 -0.3%
2013 5,474 -0.3%
2014 5,460 -0.3%
2015 5,445 -0.3%
2016 5,431 -0.3%
2017 5,416 -0.3%
2018 5,402 -0.3%
2019 5,388 -0.3%
2020 5,396 0.2%
2021 5,404 0.2%
2022 5,413 0.2%
2023 5,421 0.2%
2024 5,430 0.2%

Source: Claritas; Allen & Associates

6,000

5,000

4,000

3,000

2,000

1,000

0

2008 2010 2012 2014 2016 2018 2020 2022 2024 2026

In the table below we give the 2010-2024 Claritas 55+ renter household projection for the Market Area.

55+ Renter Household Forecast

Year Households  Growth %
2010 1,954 -
2011 1,976 1.1%
2012 1,997 1.1%
2013 2,020 1.1%
2014 2,042 1.1%
2015 2,064 1.1%
2016 2,087 1.1%
2017 2,109 1.1%
2018 2,131 1.1%
2019 2,154 1.0%
2020 2,188 1.6%
2021 2,222 1.6%
2022 2,256 1.5%
2023 2,290 1.5%
2024 2,324 1.5%

Source: Claritas; Allen & Associates
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In the table below we give the 2010-2024 Claritas 65+ renter household projection for the Market Area.

65+ Renter Household Forecast

Year Households  Growth %
2010 1,024 -
2011 1,050 2.6%
2012 1,077 2.6%
2013 1,104 2.6%
2014 1,132 2.6%
2015 1,161 2.5%
2016 1,189 2.4%
2017 1,217 2.4%
2018 1,245 2.3%
2019 1,274 2.3%
2020 1,309 2.8%
2021 1,344 2.7%
2022 1,379 2.6%
2023 1,415 2.6%
2024 1,450 2.5%

Source: Claritas; Allen & Associates
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Household Income
The following table shows the current distribution of household incomes for the Market Area. The data set comes
from Claritas and Ribbon Demographics.

Households, by Income, by Size

2020 $ 2020 Households
Min Max 1 Person 2 Person 3 Person 4 Person 5 Person 6 + Person Total
$0 $9,999 1,076 495 165 98 16 8 1,857
$10,000 $19,999 2,089 941 227 97 59 22 3,435
$20,000 $29,999 1,198 1,235 345 143 153 72 3,146
$30,000 $39,999 559 1,440 367 220 164 84 2,834
$40,000 $49,999 396 914 452 138 87 40 2,026
$50,000 $59,999 285 710 436 333 42 20 1,827
$60,000 $74,999 366 958 458 359 18 7 2,165
$75,000 $99,999 182 809 559 480 148 77 2,255
$100,000 $124,999 168 456 203 309 109 56 1,301
$125,000 $149,999 106 249 149 48 56 23 631
$150,000 $199,999 73 146 58 97 35 10 419
$200,000 more 58 149 37 46 21 6 317
Total 6,556 8,501 3,456 2,367 908 424 22,212

The following table shows the current distribution of 55+ household incomes for the Market Area.

55+ Households, by Income, by Size

2020 $ 2020 Households
Min Max 1 Person 2 Person 3 Person 4 Person 5 Person 6 + Person Total
$0 $9,999 706 259 49 16 6 2 1,037
$10,000 $19,999 1,801 637 31 3 6 1 2,480
$20,000 $29,999 911 950 103 69 14 7 2,053
$30,000 $39,999 394 922 115 83 14 6 1,534
$40,000 $49,999 266 679 181 13 14 4 1,157
$50,000 $59,999 188 540 173 34 5 0 940
$60,000 $74,999 306 656 167 54 12 5 1,200
$75,000 $99,999 153 654 142 60 38 18 1,064
$100,000 $124,999 113 321 44 41 8 3 529
$125,000 $149,999 82 184 50 12 14 5 347
$150,000 $199,999 51 107 31 8 2 0 199
$200,000 more 48 64 10 9 7 2 140
Total 5,018 5,971 1,097 402 140 53 12,681
The following table shows the current distribution of 65+ household incomes for the Market Area.
65+ Households, by Income, by Size
2020 $ 2020 Households
Min Max 1 Person 2 Person 3 Person 4 Person 5 Person 6 + Person Total
$0 $9,999 423 132 19 6 2 0 582
$10,000 $19,999 1,376 347 8 2 2 0 1,736
$20,000 $29,999 682 765 77 65 3 0 1,592
$30,000 $39,999 281 672 58 45 2 0 1,057
$40,000 $49,999 168 418 113 3 3 0 705
$50,000 $59,999 106 291 55 11 4 0 468
$60,000 $74,999 241 391 77 47 6 3 766
$75,000 $99,999 130 338 60 15 25 11 579
$100,000 $124,999 64 120 14 3 2 1 204
$125,000 $149,999 45 113 28 3 2 1 192
$150,000 $199,999 26 62 11 5 1 0 106
$200,000 more 37 a7 7 5 3 0 100
Total 3,581 3,697 528 211 55 16 8,088

Source: Claritas & Ribbon Demographics
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Renter Household Income

The following table shows the current distribution of renter household incomes for the Market Area. The data set
comes from Claritas and Ribbon Demographics.

Renter Households, by Income, by Size

2020 $ 2020 Households
Min Max 1 Person 2 Person 3 Person 4 Person 5 Person 6 + Person Total
$0 $9,999 594 259 95 70 11 6 1,035
$10,000 $19,999 794 254 101 45 19 5 1,217
$20,000 $29,999 354 241 162 26 80 38 901
$30,000 $39,999 194 263 137 85 69 33 781
$40,000 $49,999 128 61 115 24 15 6 349
$50,000 $59,999 27 76 31 79 11 2 225
$60,000 $74,999 67 102 50 34 3 0 256
$75,000 $99,999 62 16 50 36 39 20 222
$100,000 $124,999 44 66 15 10 18 14 166
$125,000 $149,999 41 19 17 21 11 3 112
$150,000 $199,999 30 22 11 6 5 0 74
$200,000 more 14 27 5 6 5 0 57
Total 2,348 1,406 788 442 286 125 5,396

The following table shows the current distribution of 55+ renter household incomes for the Market Area.

55+ Renter Households, by Income, by Size

2020 $ 2020 Households
Min Max 1 Person 2 Person 3 Person 4 Person 5 Person 6 + Person Total
$0 $9,999 325 43 24 9 3 0 404
$10,000 $19,999 643 91 17 3 2 0 756
$20,000 $29,999 172 87 15 3 4 0 281
$30,000 $39,999 99 35 12 5 3 0 154
$40,000 $49,999 50 25 9 4 4 0 93
$50,000 $59,999 21 63 17 4 4 0 109
$60,000 $74,999 57 21 26 3 2 0 109
$75,000 $99,999 45 7 13 5 14 6 90
$100,000 $124,999 41 25 10 6 1 0 83
$125,000 $149,999 29 13 8 2 4 1 57
$150,000 $199,999 16 8 5 3 1 0 34
$200,000 more 10 3 0 3 2 0 18
Total 1,508 423 156 51 43 7 2,188

The following table shows the current distribution of 65+ renter household incomes for the Market Area.

65+ Renter Households, by Income, by Size

2020 $ 2020 Households
Min Max 1 Person 2 Person 3 Person 4 Person 5 Person 6 + Person Total
$0 $9,999 172 7 4 3 2 0 189
$10,000 $19,999 440 29 8 2 2 0 482
$20,000 $29,999 146 62 7 2 3 0 220
$30,000 $39,999 58 21 7 3 2 0 92
$40,000 $49,999 31 13 4 2 3 0 53
$50,000 $59,999 17 7 9 4 3 0 40
$60,000 $74,999 48 14 8 2 0 0 72
$75,000 $99,999 35 3 5 3 13 6 65
$100,000 $124,999 17 14 4 2 1 0 39
$125,000 $149,999 15 9 2 1 0 0 28
$150,000 $199,999 9 1 2 2 1 0 15
$200,000 more 7 2 0 3 2 0 14
Total 995 184 62 30 32 6 1,309

Source: Claritas & Ribbon Demographics
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Overburdened Renter Households
The following tables give overburdened renter household data for the Market Area. The data set comes from the

U.S. Census Bureau.

Overburdened Renter Households

% of Total

<20% of Income Spent on Housing
20-24% of Income Spent on Housing
25-29% of Income Spent on Housing
30-34% of Income Spent on Housing
>35% of Income Spent on Housing

45.4%
12.6%
8.0%
7.4%
26.7%

Total

100.0%

Source: U.S. Census Bureau
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Our research suggests that 26.7 percent of the renter households in this market area are overburdened, paying
more than 35 percent of their income towards housing-related costs. Our research also suggests that 34.1 percent
of the renter households are overburdened to 30 percent of income.

55+ Overburdened Renter Households

% of Total

<20% of Income Spent on Housing
20-24% of Income Spent on Housing
25-29% of Income Spent on Housing
30-34% of Income Spent on Housing
>35% of Income Spent on Housing

30.2%
10.4%
12.9%
11.1%
35.4%

Total

100.0%

Source: U.S. Census Bureau
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Our research suggests that 35.4 percent of the 55+ renter households in this market area are overburdened,
paying more than 35 percent of their income towards housing-related costs. Our research also suggests that 46.5
percent of the 55+ renter households are overburdened to 30 percent of income.

65+ Overburdened Renter Households

% of Total

<20% of Income Spent on Housing
20-24% of Income Spent on Housing
25-29% of Income Spent on Housing
30-34% of Income Spent on Housing
>35% of Income Spent on Housing

21.8%
12.1%
12.9%
11.3%
41.9%

Total

100.0%

Source: U.S. Census Bureau
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Our research suggests that 41.9 percent of the 65+ renter households in this market area are overburdened,
paying more than 35 percent of their income towards housing-related costs. Our research also suggests that 53.2
percent of the 65+ renter households are overburdened to 30 percent of income.
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Owner Substandard Units

The U.S. Census Bureau defines substandard housing units as follows: (1) Units without complete plumbing; or (2)

Units with 1.00 or more persons per room.

The following tables give owner substandard housing unit data for occupied housing units in the nation, state,

region and market area. The data comes from the U.S. Census Bureau:

Owner Substandard Units

% of Total
1.00 persons per room or less 97.2%
1.01 to 1.50 persons per room 1.2%
1.51 persons per room or more 0.2%
Complete Plumbing 98.7%
1.00 persons per room or less 1.3%
1.01 to 1.50 persons per room 0.0%
1.51 persons per room or more 0.0%
Lacking Complete Plumbing 1.3%
Standard 97.2%
Substandard 2.8%
Total 100.0%

Source: U.S. Census Bureau

2.8%

m Standard

B Substandard

97.2%

Our research suggests that 2.8 percent of occupied owner housing units in the market area are substandard.

Renter Substandard Units

The following tables give renter substandard housing unit data for occupied housing units in the nation, state,

region and market area. The data comes from the U.S. Census Bureau:

Renter Substandard Units

% of Total
1.00 persons per room or less 91.6%
1.01 to 1.50 persons per room 3.7%
1.51 persons per room or more 1.6%
Complete Plumbing 96.9%
1.00 persons per room or less 3.1%
1.01 to 1.50 persons per room 0.0%
1.51 persons per room or more 0.0%
Lacking Complete Plumbing 3.1%
Standard 91.6%
Substandard 8.4%
Total 100.0%

Source: U.S. Census Bureau

B Standard
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Our research suggests that 8.4 percent of renter owner housing units in the market area are substandard.
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Owner Movership
The following tables give owner household movership data for the market area with an estimated breakout by
household size. The data comes from the U.S. Census Bureau and the American Housing Survey:

Owner Movership, by Size

Market Area
1 Person 2 Person 3 Person 4 Person 5 Person 6 Person 7+ Person Total
Owner to Owner 2.0% 3.1% 4.0% 3.9% 4.2% 4.6% 5.4% 3.3%
Owner to Renter 1.9% 1.7% 3.1% 2.9% 2.9% 4.4% 6.7% 2.4%
Owner Movership Rate 3.8% 4.8% 7.1% 6.9% 7.1% 9.0% 12.1% 5.7%

Source: U.S. Census, American Housing Survey; Allen & Associates

Our research suggests an owner movership rate of 5.7 percent.

Elderly Owner Movership, by Size

AHS Survey
1 Person 2 Person 3 Person 4 Person 5 Person 6 Person 7+ Person Total
Owner to Owner 2.0% 2.8% 2.3% 1.6% 3.1% 1.0% 3.7% 2.4%
Owner to Renter 1.7% 0.8% 1.4% 2.1% 0.6% 2.6% 0.0% 1.2%
Owner Movership Rate 3.7% 3.7% 3.7% 3.7% 3.7% 3.7% 3.7% 3.7%

Source: U.S. Census, American Housing Survey; Allen & Associates

Our research suggests an elderly owner movership rate of 3.7 percent.

Renter Movership
The following tables give renter household movership data for the market area with an estimated breakout by
household size. The data comes from the U.S. Census Bureau and the American Housing Survey:

Renter Movership, by Size

Market Area
1 Person 2 Person 3 Person 4 Person 5 Person 6 Person 7+ Person Total
Renter to Renter 9.0% 20.0% 28.3% 34.0% 34.3% 37.2% 57.4% 20.3%
Renter to Owner 2.2% 8.2% 8.3% 10.6% 11.6% 9.0% 10.6% 6.4%
Renter Movership Rate 11.1% 28.2% 36.6% 44.6% 46.0% 46.2% 68.0% 26.7%

Source: U.S. Census, American Housing Survey; Allen & Associates

Our research suggests a renter movership rate of 26.7 percent.

Elderly Renter Movership, by Size

AHS Survey
1 Person 2 Person 3 Person 4 Person 5 Person 6 Person 7+ Person Total
Renter to Renter 7.4% 6.6% 7.2% 7.6% 6.0% 7.8% 0.0% 71%
Renter to Owner 0.6% 1.4% 0.7% 0.4% 2.0% 0.2% 8.0% 0.9%
Renter Movership Rate 8.0% 8.0% 8.0% 8.0% 8.0% 8.0% 8.0% 8.0%

Source: U.S. Census, American Housing Survey; Allen & Associates

Our research suggests an elderly renter movership rate of 8.0 percent.
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SUPPLY ANALYSIS

In conducting our analysis, we began by attempting to compile a list of every multifamily property with 10 or
more units in the market area. We included conventionally-financed multifamily communities as well as
properties financed by the local housing authority and the state housing finance agency in our listing. We even
included properties financed by and/or subsidized by USDA and/or HUD. Finally, we included properties that
are either proposed or currently under construction. The result was a listing of projects with 10 or more units -
whether existing, under construction, or proposed - for this area. Our rental property inventory listing is found in
the pages that follow.

A map showing the location of the properties included in the rental property inventory is found in the pages that
follow. Properties identified with red pushpins have 100 percent market rate units (market rate properties),
properties identified with yellow pushpins have a mixture of market rate / restricted / subsidized units (restricted
properties), and properties identified with blue pushpins have 100 percent project-based rental assistance
(subsidized properties).

After accounting for any unconfirmed properties and any properties that are located outside the defined market
area, we arrived at a list of confirmed market area properties. This was the listing of properties upon which our
analysis is based. In our opinion, the properties included on this list give a credible picture of market conditions
as of the effective date of this report. This listing is found in the pages that follow.

Our next step was to compile a master list of unrestricted market rate rent comparables from the listing of
confirmed properties. We eliminated any properties which were either under construction, being renovated, in
lease up, or which were unstabilized for one reason or another. We identified market rate properties of similar
age and condition to the subject property. If we were unable to identify a sufficient number of market rate
comparables in the market area, we included market rate properties from outside the market area. If we were
still unable to identify a sufficient number of market rate comparables, we included rent restricted properties -
provided, however, that the rents charged at these properties were below statuatory limits and similar to the
rents charged at the market rate properties in the market area (suggesting that these rent restricted properties
were de facto market rate properties).

Finally, we compiled a master list of restricted rent comparables from the listing of confirmed properties. We
used the same approach described above for unrestricted market rate properties.

The resulting master lists of rent comparables and accompanying locator maps are found in this section as
well. Detailed write-ups for the properties included on these lists are found in the Appendix. We include write-
ups for all of the rent comparables identified on our master lists, regardless of whether they ended up being
selected as one of the best rent comparables. We did this for two reasons: (1) To be transparent; and (2) To
provide the reader with context regarding our selection process.

The balance of this section includes a breakdown of confirmed market area properties by rent type, project
status, year built, and financing source. We also include a rent, unit mix, and amenity summary for confirmed
market area properties. Finally, we provide summary of vouchers, concessions, and waiting lists for the
properties included in this report.
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Rental Property Inventory

Key Project Latitude Longitude Built Renovated Rent Type Occ Type Status Financing Tot Units Vac Units Occupancy
001 |Birchwood Apartments 36.9469 -81.0650 1990 na Market Rate Family Stabilized Conventional 60 2 96.7%
002 |Briarleigh Court Apartments 36.7735 -80.7405 1991 na Subsidized Elderly Stabilized Tax Credit 40 1 97.5%
003 |Brookstone Court 36.7000 -80.8756 1999 na Market Rate Family Stabilized Conventional 39 4 89.7%
004 |Carroll House Apartments 36.7477 -80.7654 na na Subsidized Family Special Needs HUD 12 1 91.7%
005 |Cassell Pines Apartments 36.9544 -81.0650 2006 na Restricted Family Stabilized Tax Credit 18 0 100.0%
006 |Colonial Heights Apartments 36.7571 -80.7322 1991 2015 Market Rate Family Stabilized Conventional 6 0 100.0%
007 [Country Place Apartments 36.5955 -80.5155 1978 2016 Market Rate Family Stabilized Conventional 9 2 77.8%
008 |Cranberry Apartments 36.7622 -80.7366 1975 na Market Rate Family Stabilized Conventional 36 0 100.0%
009 |Freedom Lane 36.9596 -81.0754 2017 na Restricted Family Stabilized Tax Credit 24 0 100.0%
010 |Galax Community Apartments 36.6770 -80.9092 na na Subsidized Family Unconfirmed HUD 10 0 100.0%
011 |Galax Manor Apartments 36.6770 -80.9092 na na Subsidized Family Unconfirmed HUD 10 0 100.0%
012 |Glendale Apartments 36.6759 -80.9144 1982 na Subsidized Family Stabilized HUD 68 1 98.5%
013 |Grayson Manor Apartments 36.6195 -81.1477 1998 na Subsidized Elderly Stabilized Tax Credit 32 1 96.9%
014 |Grayson Manor Apartments 36.6195 -81.1477 1998 2015 Subsidized Elderly Duplicate Tax Credit 32 1 96.9%
015 [Harmony House Apartments 36.6930 -80.8846 1993 2016 Subsidized Elderly Prop Rehab Tax Credit 40 0 100.0%
016 |Harmony Village Apartments 36.6933 -80.8839 1989 2017 Subsidized Family Prop Rehab Tax Credit 42 0 100.0%
017 |High Meadows Townhomes 36.9492 -81.0616 2008 na Restricted Family Stabilized Tax Credit 60 2 96.7%
018 |Hillcrest Apartments 36.7615 -80.7389 1979 na Market Rate Family Duplicate Conventional 13 4 69.2%
019 |Hillcrest Apartments 36.7615 -80.7389 1979 2013 Restricted Family Stabilized Bond 14 0 100.0%
020 |Ron Hughes - Lavender Rd 36.9315 -80.9422 2009 na Market Rate Family Unconfirmed | Conventional 0 0 0.0%
021 [lvywood Apartments 36.6633 -80.9303 1988 na Market Rate Family Stabilized Conventional 10 2 80.0%
022 |Jefferson Place (and Byrd Hill) 36.9451 -81.0796 na 1990 Restricted Family Unconfirmed Tax Credit 2 0 100.0%
023 |Jefferson Union 36.9416 -81.0854 2012 na Restricted Family Stabilized Tax Credit 24 0 100.0%
024 |Larkspur Apartments 36.6761 -80.9086 1987 na Market Rate Family Stabilized Conventional 18 2 88.9%
025 |Laurel Ridge Apartments 36.7576 -80.7451 1978 na Subsidized Family Stabilized HUD 56 0 100.0%
026 |Laurel Ridge Apartments 36.7576 -80.7451 1980 2019 Subsidized Family Prop Rehab Tax Credit 56 0 100.0%
027 |Longview Apartments 36.9540 -81.0684 1985 na Restricted Family Stabilized RD 46 0 100.0%
028 |Longview Village Apartments 36.9538 -81.0668 1991 na Subsidized Elderly Stabilized Tax Credit 44 0 100.0%
029 |Madison Street Apartments 36.6655 -80.9247 1971 2012 Market Rate Family Stabilized Conventional 12 1 91.7%
030 |Melton's Run Apartments 36.6955 -80.8817 2004 na Restricted Family Stabilized Tax Credit 48 1 97.9%
031 |Midtown Apartments 36.6632 -80.9253 1997 na Market Rate Family Stabilized Conventional 30 0 100.0%
032 [Northway 36.6706 -80.9149 1973 2004 Restricted Family Stabilized Tax Credit 72 2 97.2%
033 |Northwinds Apartments 36.9608 -81.1146 1978 2014 Subsidized Family Stabilized Tax Credit 144 3 97.9%
034 |Penn Court Apartments 36.6198 -81.1518 1983 na Subsidized Family Stabilized RD 48 0 100.0%
035 |Riverview Elderly Housing 36.7149 -80.9700 1989 2013 Restricted Elderly Stabilized Tax Credit 32 0 100.0%
036 |Rolling Hills Townhomes 36.9637 -81.0833 1983 na Subsidized Family Stabilized RD 14 0 100.0%
037 |Ron Hughes Apartments, Construction & 36.9690 -81.1090 2012 na Market Rate Family Stabilized Conventional 3 0 100.0%
038 |Ron Hughes Apts, Construction a& Mini S| 36.9414 -81.0888 2001 na Market Rate Family Unconfirmed | Conventional 3 0 100.0%
039 |S & K Apartments 36.9419 -81.1058 1980 na Market Rate Family Unconfirmed | Conventional 8 0 100.0%
040 |Southridge Apartments ~ Elderly 36.9428 -81.1179 na 2000 Subsidized Elderly Stabilized Tax Credit 12 0 100.0%
041 [Southridge Apartments ~ Family 36.9441 -81.1181 2000 na Restricted Family Stabilized Tax Credit 8 0 100.0%
042 |Stable Inn Apartments 36.7367 -80.7163 1965 na Market Rate Family Stabilized Conventional 8 0 100.0%
043 |Stuart Drive Apartments 36.7560 -80.7416 1994 na Market Rate Family Stabilized Conventional 4 0 100.0%
044 |Walnut Hill Apartments 36.6664 -80.9379 1975 2007 Market Rate Family Stabilized Conventional 10 0 100.0%
045 |Westview Terrace Apartments 36.7523 -80.7404 1980 na Subsidized Family Unconfirmed HUD 48 0 100.0%
046 |Westwood Apartments 36.9406 -81.0898 1982 2011 Subsidized Family Stabilized Tax Credit 36 0 100.0%
047 |Woodlawn School Apartments 36.7270 -80.8185 1917 2019 Restricted Family Prop Rehab Tax Credit 51 51 0.0%
048 |Wythe Housing 36.9538 -81.0668 na na Market Rate Elderly Non-Inventory Tax Credit 0 0 0.0%
049 |Wythe Supervised Apartments 36.9406 -81.0898 1997 na Subsidized Family Special Needs Other 4 0 100.0%
050 |Wytheville Commons Apartments 36.9459 -81.0747 na na Subsidized Family Unconfirmed HUD 10 0 100.0%
051 |Northway 36.6706 -80.9149 1973 2020 Restricted Family Prop Rehab Tax Credit 72 2 97.2%
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Rental Property Inventory, Unconfirmed

Key Project Latitude Longitude Built Renovated Rent Type Occ Type Status Financing Tot Units Vac Units Occupancy
010 [Galax Community Apartments 36.6770 -80.9092 na na Subsidized Family Unconfirmed HUD 10 0 100.0%
011 |Galax Manor Apartments 36.6770 -80.9092 na na Subsidized Family Unconfirmed HUD 10 0 100.0%
020 |Ron Hughes - Lavender Rd 36.9315 -80.9422 2009 na Market Rate Family Unconfirmed | Conventional 0 0 0.0%
022 |Jefferson Place (and Byrd Hill) 36.9451 -81.0796 na 1990 Restricted Family Unconfirmed Tax Credit 2 0 100.0%
038 [Ron Hughes Apts, Construction a& Mini St 36.9414 -81.0888 2001 na Market Rate Family Unconfirmed | Conventional 3 0 100.0%
039 [S & K Apartments 36.9419 -81.1058 1980 na Market Rate Family Unconfirmed | Conventional 8 0 100.0%
045 [Westview Terrace Apartments 36.7523 -80.7404 1980 na Subsidized Family Unconfirmed HUD 48 0 100.0%
050 [Wytheville Commons Apartments 36.9459 -81.0747 na na Subsidized Family Unconfirmed HUD 10 0 100.0%
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Rental Property Inventory, Confirmed, Inside Market Area

Key Project Latitude Longitude Built Renovated Rent Type Occ Type Status Financing Tot Units Vac Units Occupancy
002 |Briarleigh Court Apartments 36.7735 -80.7405 1991 na Subsidized Elderly Stabilized Tax Credit 40 1 97.5%
003 |Brookstone Court 36.7000 -80.8756 1999 na Market Rate Family Stabilized Conventional 39 4 89.7%
006 [Colonial Heights Apartments 36.7571 -80.7322 1991 2015 Market Rate Family Stabilized Conventional 6 0 100.0%
008 |Cranberry Apartments 36.7622 -80.7366 1975 na Market Rate Family Stabilized Conventional 36 0 100.0%
012 |Glendale Apartments 36.6759 -80.9144 1982 na Subsidized Family Stabilized HUD 68 1 98.5%
013 |Grayson Manor Apartments 36.6195 -81.1477 1998 na Subsidized Elderly Stabilized Tax Credit 32 1 96.9%
015 [Harmony House Apartments 36.6930 -80.8846 1993 2016 Subsidized Elderly Prop Rehab Tax Credit 40 0 100.0%
016 |Harmony Village Apartments 36.6933 -80.8839 1989 2017 Subsidized Family Prop Rehab Tax Credit 42 0 100.0%
019 |Hillcrest Apartments 36.7615 -80.7389 1979 2013 Restricted Family Stabilized Bond 14 0 100.0%
021 |lvywood Apartments 36.6633 -80.9303 1988 na Market Rate Family Stabilized Conventional 10 2 80.0%
024 [Larkspur Apartments 36.6761 -80.9086 1987 na Market Rate Family Stabilized Conventional 18 2 88.9%
026 |Laurel Ridge Apartments 36.7576 -80.7451 1980 2019 Subsidized Family Prop Rehab Tax Credit 56 0 100.0%
029 |Madison Street Apartments 36.6655 -80.9247 1971 2012 Market Rate Family Stabilized Conventional 12 1 91.7%
030 |Melton's Run Apartments 36.6955 -80.8817 2004 na Restricted Family Stabilized Tax Credit 48 1 97.9%
031 |Midtown Apartments 36.6632 -80.9253 1997 na Market Rate Family Stabilized Conventional 30 0 100.0%
032 [Northway 36.6706 -80.9149 1973 2004 Restricted Family Stabilized Tax Credit 72 2 97.2%
034 |Penn Court Apartments 36.6198 -81.1518 1983 na Subsidized Family Stabilized RD 48 0 100.0%
035 |Riverview Elderly Housing 36.7149 -80.9700 1989 2013 Restricted Elderly Stabilized Tax Credit 32 0 100.0%
042 |Stable Inn Apartments 36.7367 -80.7163 1965 na Market Rate Family Stabilized Conventional 8 0 100.0%
043 |Stuart Drive Apartments 36.7560 -80.7416 1994 na Market Rate Family Stabilized Conventional 4 0 100.0%
044 |Walnut Hill Apartments 36.6664 -80.9379 1975 2007 Market Rate Family Stabilized Conventional 10 0 100.0%
047 |Woodlawn School Apartments 36.7270 -80.8185 1917 2019 Restricted Family Prop Rehab Tax Credit 51 51 0.0%
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Master List of Market Rate Comparables

Key Project Latitude Longitude Built Renovated Rent Type Occ Type Status Financing Tot Units Vac Units Occupancy
001 |Birchwood Apartments 36.9469 -81.0650 1990 na Market Rate Family Stabilized Conventional 60 2 96.7%
003 |Brookstone Court 36.7000 -80.8756 1999 na Market Rate Family Stabilized Conventional 39 4 89.7%
006 [Colonial Heights Apartments 36.7571 -80.7322 1991 2015 Market Rate Family Stabilized Conventional 6 0 100.0%
021 |lvywood Apartments 36.6633 -80.9303 1988 na Market Rate Family Stabilized Conventional 10 2 80.0%
024 [Larkspur Apartments 36.6761 -80.9086 1987 na Market Rate Family Stabilized Conventional 18 2 88.9%
029 |Madison Street Apartments 36.6655 -80.9247 1971 2012 Market Rate Family Stabilized Conventional 12 1 91.7%
031 |Midtown Apartments 36.6632 -80.9253 1997 na Market Rate Family Stabilized Conventional 30 0 100.0%
043 |Stuart Drive Apartments 36.7560 -80.7416 1994 na Market Rate Family Stabilized Conventional 4 0 100.0%
044 |Walnut Hill Apartments 36.6664 -80.9379 1975 2007 Market Rate Family Stabilized Conventional 10 0 100.0%
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Master List of Restricted Rent Comparables

Key Project Latitude Longitude Built Renovated Rent Type Occ Type Status Financing Tot Units Vac Units Occupancy
005 |Cassell Pines Apartments 36.9544 -81.0650 2006 na Restricted Family Stabilized Tax Credit 18 0 100.0%
009 |Freedom Lane 36.9596 -81.0754 2017 na Restricted Family Stabilized Tax Credit 24 0 100.0%
017 |High Meadows Townhomes 36.9492 -81.0616 2008 na Restricted Family Stabilized Tax Credit 60 2 96.7%
019 |Hillcrest Apartments 36.7615 -80.7389 1979 2013 Restricted Family Stabilized Bond 14 0 100.0%
023 |Jefferson Union 36.9416 -81.0854 2012 na Restricted Family Stabilized Tax Credit 24 0 100.0%
027 |Longview Apartments 36.9540 -81.0684 1985 na Restricted Family Stabilized RD 46 0 100.0%
030 |Melton's Run Apartments 36.6955 -80.8817 2004 na Restricted Family Stabilized Tax Credit 48 1 97.9%
041 |Southridge Apartments ~ Family 36.9441 -81.1181 2000 na Restricted Family Stabilized Tax Credit 8 0 100.0%
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Rental Property Inventory, Confirmed, Inside Market Area, by Rent Type
The following tables and graphs provide a summary of the confirmed market area properties included in this
analysis broken out by rent type:

Rental Property Inventory, Confirmed, Inside Market Area

Total Properties

Elderly Family Total
Market Rate 10 10
Restricted 1 4 5
Subsidized 3 4 7
Total 4 18 22

Total Units

Elderly Family Total
Market Rate 173 173
Restricted 1 125 126
Subsidized 143 274 417
Total 144 572 716

Vacant Units

Elderly Family Total
Market Rate 9 9
Restricted 54 54
Subsidized 2 1 3
Total 2 64 66

Occupancy Rate

Elderly Family Total
Market Rate 95% 95%
Restricted 100% 57% 57%
Subsidized 99% 100% 99%
Total 99% 89% 91%

Source: Allen

& Associates
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Our analysis includes a total of 22 confirmed market area properties consisting of 716 units. The occupancy
rate for these units currently stands at 91 percent. This rate reflects the occupancy for all confirmed market
area units, regardless of project status (stabilized, under construction, proposed, etc.).

Confirmed market area properties break down by rent type and tenure as shown in the tables above.
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Rental Property Inventory, Confirmed, Inside Market Area, by Project Status
The following tables and graphs provide a summary of the confirmed market area properties included in this
analysis broken out by project status:

Rental Property Inventory, Confirmed, Inside Market Area

Elderly Family

Total Properties Total Properties

Sub Res Mkt Tot Sub Res Mkt Tot
Stabilized 2 1 3 Stabilized 2 3 10 15
Lease Up Lease Up
Construction Construction
Rehabilitation Rehabilitation
Prop Const Prop Const
Prop Rehab 1 1 Prop Rehab 2 1 3
Unstabilized Unstabilized
Subtotal 1 1 Subtotal 2 1 3
Total 3 1 4 Total 4 4 10 18

Total Units Total Units

Sub Res Mkt Tot Sub Res Mkt Tot
Stabilized 103 1 104 Stabilized 176 74 173 423
Lease Up Lease Up
Construction Construction
Rehabilitation Rehabilitation
Prop Const Prop Const
Prop Rehab 40 40 Prop Rehab 98 51 149
Unstabilized Unstabilized
Subtotal 40 40 Subtotal 98 51 149
Total 143 1 144 Total 274 125 173 572

Vacant Units Vacant Units

Sub Res Mkt Tot Sub Res Mkt Tot
Stabilized 2 2 Stabilized 1 3 9 13
Lease Up Lease Up
Construction Construction
Rehabilitation Rehabilitation
Prop Const Prop Const
Prop Rehab Prop Rehab 51 51
Unstabilized Unstabilized
Subtotal Subtotal 51 51
Total 2 2 Total 1 54 9 64

Source: Allen & Associates

Our survey includes a total of 18 stabilized market area properties consisting of 527 units standing at 97 percent

occupancy.

Our survey also includes a total of 4 market area properties consisting of 189 units that are not yet stabilized.
Unstabilized units (also referred to as pipeline units) include vacant units in lease up, construction, rehabilitation,
proposed new construction, and units with proposed renovation plans.
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Rental Property Inventory, Confirmed, Inside Market Area

Elderly Family

Occupancy Rate Occupancy Rate

Sub Res Mkt Tot Sub Res Mkt Tot
Stabilized 98% 100% 98% Stabilized 99% 96% 95% 97%
Lease Up Lease Up
Construction Construction
Rehabilitation Rehabilitation
Prop Const Prop Const
Prop Rehab 100% 100% Prop Rehab 100% 0% 66%
Unstabilized Unstabilized
Subtotal 100% 100% Subtotal 100% 0% 66%
Total 99% 100% 99% Total 100% 57% 95% 89%

Source: Allen & Associates

Occupancies of stabilized market area properties broken out by occupancy type (elderly or family) and rent type
(subsidized, restricted or market rate) are found below:

Occupancy Rate for Stabilized Elderly Units Occupancy Rate for Stabilized Family Units

Mkt Mkt

Res Res

0% 20% 40% 60% 80% 100% 0% 20% 40% 60% 80% 100%

Our research suggests the following occupancy levels for the 104 stabilized elderly units in this market area:
- Subsidized, 98 percent (103 units in survey)
- Restricted, 100 percent (1 units in survey)
- Market Rate, not applicable (0 units in survey)

Our research suggests the following occupancy levels for the 423 stabilized family units in this market area:
- Subsidized, 99 percent (176 units in survey)
- Restricted, 96 percent (74 units in survey)

- Market Rate, 95 percent (173 units in survey)

Occupancy rates for stabilized market area properties broken out by occupancy type (elderly or family) and unit
type are found below (supporting data is found in the pages that follow):
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Occupancy Rate for Stabilized Elderly Units Occupancy Rate for Stabilized Family Units
0BR 0BR
1BR 1BR
2BR 2BR
3BR 3BR
4BR 4BR
0% 20% 40% 60% 80% 100% 0% 20% 40% 60% 80% 100%

Our research suggests the following occupancy levels for the 104 stabilized elderly units in this market area:

- 0-Bedroom, not applicable (0 units in survey)
- 1-Bedroom, 98 percent (103 units in survey)
- 2-Bedroom, 100 percent (1 units in survey)

- 3-Bedroom, not applicable (0 units in survey)
- 4-Bedroom, not applicable (0 units in survey)

Our research suggests the following occupancy levels for the 423 stabilized family units in this market area:

- 0-Bedroom, 100 percent (8 units in survey)
- 1-Bedroom, 100 percent (57 units in survey)
- 2-Bedroom, 97 percent (265 units in survey)
- 3-Bedroom, 96 percent (93 units in survey)
- 4-Bedroom, not applicable (0 units in survey)
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Rental Property Inventory, Confirmed, Inside Market Area, 0-Bedroom Units

Elderly Family
Total Properties with Unit Type Total Properties with Unit Type

Sub 30% | 40% | 50% | 60% | 70% | 80% MKkt Tot Sub 30% | 40% | 50% | 60% | 70% | 80% MKkt Tot
Stabilized Stabilized 1 1
Lease Up Lease Up
Construction Construction
Rehabilitation Rehabilitation
Prop Const Prop Const
Prop Rehab Prop Rehab
Unstabilized Unstabilized
Subtotal Subtotal
Total Total 1 1

Total Units Total Units

Sub 30% | 40% | 50% | 60% | 70% | 80% MKkt Tot Sub 30% | 40% | 50% | 60% | 70% | 80% MKkt Tot
Stabilized Stabilized 8 8
Lease Up Lease Up
Construction Construction
Rehabilitation Rehabilitation
Prop Const Prop Const
Prop Rehab Prop Rehab
Unstabilized Unstabilized
Subtotal Subtotal
Total Total 8 8

Vacant Units Vacant Units

Sub 30% | 40% | 50% | 60% | 70% | 80% MKkt Tot Sub 30% | 40% | 50% | 60% | 70% | 80% MKkt Tot
Stabilized Stabilized
Lease Up Lease Up
Construction Construction
Rehabilitation Rehabilitation
Prop Const Prop Const
Prop Rehab Prop Rehab
Unstabilized Unstabilized
Subtotal Subtotal
Total Total

Occupancy Rate Occupancy Rate

Sub 30% | 40% | 50% | 60% | 70% | 80% MKkt Tot Sub 30% | 40% | 50% | 60% | 70% | 80% MKkt Tot
Stabilized Stabilized 100% | 100%
Lease Up Lease Up
Construction Construction
Rehabilitation Rehabilitation
Prop Const Prop Const
Prop Rehab Prop Rehab
Unstabilized Unstabilized
Subtotal Subtotal
Total Total 100% | 100%

Source: Allen & Associates
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Rental Property Inventory, Confirmed, Inside Market Area, 1-Bedroom Units

Elderly Family
Total Properties with Unit Type Total Properties with Unit Type

Sub 30% | 40% | 50% | 60% | 70% | 80% MKkt Tot Sub 30% | 40% | 50% | 60% | 70% | 80% MKkt Tot
Stabilized 3 1 4 Stabilized 2 2 1 3 8
Lease Up Lease Up
Construction Construction
Rehabilitation Rehabilitation
Prop Const Prop Const
Prop Rehab 1 1 Prop Rehab 2 1 1 4
Unstabilized Unstabilized
Subtotal 1 1 Subtotal 2 1 1 4
Total 4 1 5 Total 4 1 2 2 3 12

Total Units Total Units

Sub 30% | 40% | 50% | 60% | 70% | 80% MKkt Tot Sub 30% | 40% | 50% | 60% | 70% | 80% MKkt Tot
Stabilized 102 1 103 Stabilized 17 4 5 31 57
Lease Up Lease Up
Construction Construction
Rehabilitation Rehabilitation
Prop Const Prop Const
Prop Rehab 40 40 Prop Rehab 26 2 8 36
Unstabilized Unstabilized
Subtotal 40 40 Subtotal 26 2 8 36
Total 142 1 143 Total 43 2 4 13 31 93

Vacant Units Vacant Units

Sub 30% | 40% | 50% | 60% | 70% | 80% MKkt Tot Sub 30% | 40% | 50% | 60% | 70% | 80% MKkt Tot
Stabilized 2 2 Stabilized
Lease Up Lease Up
Construction Construction
Rehabilitation Rehabilitation
Prop Const Prop Const
Prop Rehab Prop Rehab 2 8 10
Unstabilized Unstabilized
Subtotal Subtotal 2 8 10
Total 2 2 Total 2 8 10

Occupancy Rate Occupancy Rate

Sub 30% | 40% | 50% | 60% | 70% | 80% MKkt Tot Sub 30% | 40% | 50% | 60% | 70% | 80% MKkt Tot
Stabilized 98% 100% 98% Stabilized 100% 100% | 100% 100% | 100%
Lease Up Lease Up
Construction Construction
Rehabilitation Rehabilitation
Prop Const Prop Const
Prop Rehab 100% 100% Prop Rehab 100% 0% 0% 72%
Unstabilized Unstabilized
Subtotal 100% 100% Subtotal 100% 0% 0% 2%
Total 99% 100% 99% Total 100% 0% | 100% | 38% 100% [ 89%

Source: Allen & Associates
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Rental Property Inventory, Confirmed, Inside Market Area, 2-Bedroom Units

Elderly Family
Total Properties with Unit Type Total Properties with Unit Type

Sub 30% | 40% | 50% | 60% | 70% | 80% MKkt Tot Sub 30% | 40% | 50% | 60% | 70% | 80% MKkt Tot
Stabilized 1 1 Stabilized 3 3 3 8 17
Lease Up Lease Up
Construction Construction
Rehabilitation Rehabilitation
Prop Const Prop Const
Prop Rehab Prop Rehab 2 1 1 4
Unstabilized Unstabilized
Subtotal Subtotal 2 1 1 4
Total 1 1 Total 5 1 3 4 8 21

Total Units Total Units

Sub 30% | 40% | 50% | 60% | 70% | 80% MKkt Tot Sub 30% | 40% | 50% | 60% | 70% | 80% MKkt Tot
Stabilized 1 1 Stabilized 125 16 23 101 265
Lease Up Lease Up
Construction Construction
Rehabilitation Rehabilitation
Prop Const Prop Const
Prop Rehab Prop Rehab 58 2 24 84
Unstabilized Unstabilized
Subtotal Subtotal 58 2 24 84
Total 1 1 Total 183 2 16 47 101 349

Vacant Units Vacant Units

Sub 30% | 40% | 50% | 60% | 70% | 80% MKkt Tot Sub 30% | 40% | 50% | 60% | 70% | 80% MKkt Tot
Stabilized Stabilized 1 1 7 9
Lease Up Lease Up
Construction Construction
Rehabilitation Rehabilitation
Prop Const Prop Const
Prop Rehab Prop Rehab 2 24 26
Unstabilized Unstabilized
Subtotal Subtotal 2 24 26
Total Total 1 2 25 7 35

Occupancy Rate Occupancy Rate

Sub 30% | 40% | 50% | 60% | 70% | 80% MKkt Tot Sub 30% | 40% | 50% | 60% | 70% | 80% MKkt Tot
Stabilized 100% 100% Stabilized 99% 100% | 96% 93% | 97%
Lease Up Lease Up
Construction Construction
Rehabilitation Rehabilitation
Prop Const Prop Const
Prop Rehab Prop Rehab 100% 0% 0% 69%
Unstabilized Unstabilized
Subtotal Subtotal 100% 0% 0% 69%
Total 100% 100% Total 99% 0% | 100% | 47% 93% | 90%

Source: Allen & Associates
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Rental Property Inventory, Confirmed, Inside Market Area, 3-Bedroom Units

Elderly Family
Total Properties with Unit Type Total Properties with Unit Type

Sub 30% | 40% | 50% | 60% | 70% | 80% MKkt Tot Sub 30% | 40% | 50% | 60% | 70% | 80% MKkt Tot
Stabilized Stabilized 3 2 2 4 11
Lease Up Lease Up
Construction Construction
Rehabilitation Rehabilitation
Prop Const Prop Const
Prop Rehab Prop Rehab 1 1 1 1 4
Unstabilized Unstabilized
Subtotal Subtotal 1 1 1 1 4
Total Total 4 1 3 3 4 15

Total Units Total Units

Sub 30% | 40% | 50% | 60% | 70% | 80% MKkt Tot Sub 30% | 40% | 50% | 60% | 70% | 80% MKkt Tot
Stabilized Stabilized 34 20 6 33 93
Lease Up Lease Up
Construction Construction
Rehabilitation Rehabilitation
Prop Const Prop Const
Prop Rehab Prop Rehab 9 2 5 8 24
Unstabilized Unstabilized
Subtotal Subtotal 9 2 5 8 24
Total Total 43 2 25 14 33 117

Vacant Units Vacant Units

Sub 30% | 40% | 50% | 60% | 70% | 80% MKkt Tot Sub 30% | 40% | 50% | 60% | 70% | 80% MKkt Tot
Stabilized Stabilized 2 2 4
Lease Up Lease Up
Construction Construction
Rehabilitation Rehabilitation
Prop Const Prop Const
Prop Rehab Prop Rehab 2 5 8 15
Unstabilized Unstabilized
Subtotal Subtotal 2 5 8 15
Total Total 2 7 8 2 19

Occupancy Rate Occupancy Rate

Sub 30% | 40% | 50% | 60% | 70% | 80% MKkt Tot Sub 30% | 40% | 50% | 60% | 70% | 80% MKkt Tot
Stabilized Stabilized 100% 90% | 100% 94% | 96%
Lease Up Lease Up
Construction Construction
Rehabilitation Rehabilitation
Prop Const Prop Const
Prop Rehab Prop Rehab 100% 0% 0% 0% 38%
Unstabilized Unstabilized
Subtotal Subtotal 100% 0% 0% 0% 38%
Total Total 100% 0% 72% | 43% 94% | 84%

Source: Allen & Associates
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Rental Property Inventory, Confirmed, Inside Market Area, 4-Bedroom Units

Elderly Family
Total Properties with Unit Type Total Properties with Unit Type

Sub 30% | 40% | 50% | 60% | 70% | 80% MKkt Tot Sub 30% | 40% | 50% | 60% | 70% | 80% MKkt Tot
Stabilized Stabilized
Lease Up Lease Up
Construction Construction
Rehabilitation Rehabilitation
Prop Const Prop Const
Prop Rehab Prop Rehab 1 1
Unstabilized Unstabilized
Subtotal Subtotal 1 1
Total Total 1 1

Total Units Total Units

Sub 30% | 40% | 50% | 60% | 70% | 80% MKkt Tot Sub 30% | 40% | 50% | 60% | 70% | 80% MKkt Tot
Stabilized Stabilized
Lease Up Lease Up
Construction Construction
Rehabilitation Rehabilitation
Prop Const Prop Const
Prop Rehab Prop Rehab 5 5
Unstabilized Unstabilized
Subtotal Subtotal 5 5
Total Total 5 5

Vacant Units Vacant Units

Sub 30% | 40% | 50% | 60% | 70% | 80% MKkt Tot Sub 30% | 40% | 50% | 60% | 70% | 80% MKkt Tot
Stabilized Stabilized
Lease Up Lease Up
Construction Construction
Rehabilitation Rehabilitation
Prop Const Prop Const
Prop Rehab Prop Rehab
Unstabilized Unstabilized
Subtotal Subtotal
Total Total

Occupancy Rate Occupancy Rate

Sub 30% | 40% | 50% | 60% | 70% | 80% MKkt Tot Sub 30% | 40% | 50% | 60% | 70% | 80% MKkt Tot
Stabilized Stabilized
Lease Up Lease Up
Construction Construction
Rehabilitation Rehabilitation
Prop Const Prop Const
Prop Rehab Prop Rehab 100% 100%
Unstabilized Unstabilized
Subtotal Subtotal 100% 100%
Total Total 100% 100%

Source: Allen & Associates
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Rental Property Inventory, Confirmed, Inside Market Area, by Year Built
The following tables and graph provide a summary of the confirmed market area properties included in this
analysis broken out by year built:

Rental Property Inventory, Confirmed, Inside Market Area

Total Properties

Elderly Family Total
<1960 1 1
1960-1969 1 1
1970-1979 5 5
1980-1989 1 6 7
1990-1999 3 4 7
2000+ 1 1
Unknown
Total 4 18 22

Total Units

Elderly Family Total
<1960 51 51
1960-1969 8 8
1970-1979 144 144
1980-1989 32 242 274
1990-1999 112 79 191
2000+ 48 48
Unknown
Total 144 572 716

Source: Allen & Associates
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Our research suggests that of the 22 confirmed market area properties (716 units) included in this report, 1

property (51 units) was constructed before 1960, 1 property (8 units) was constructed between 1960 and 1969,
5 properties (144 units) between 1970 and 1979, 7 properties (274 units) between 1980 and 1989, 7 properties
(191 units) between 1990 and 1999, and 1 property (48 units) after 2000. In addition, O properties (0 units) had
an unknown date of construction.
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Rental Property Inventory, Confirmed, Inside Market Area, by Financing Source
The following tables and graph provide a summary of the confirmed market area properties included in this
analysis broken out by financing source:

Rental Property Inventory, Confirmed, Inside Market Area
Total Properties

Elderly Family Total
Conventional 10 10
Tax Credit 4 5 9
Bond 1 1
USDA-RD 1 1
HUD 1 1
Other
Total 4 18 22
Total Units
Elderly Family Total
Conventional 173 173
Tax Credit 144 269 413
Bond 14 14
USDA-RD 48 48
HUD 68 68
Other
Total 144 572 716
Source: Allen & Associates
Distribution of Confirmed Market Area Units by Financing Source
Other
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Our research suggests that of the 22 confirmed properties in the market area, 10 properties (consisting of 173
units) are conventionally financed, 9 properties (consisting of 413 units) include tax credit financing, 1 property
(consisting of 14 units) is bond financed, 1 property (consisting of 48 units) is exclusively USDA-RD financed,
and 1 property (consisting of 68 units) is exclusively HUD financed.

The average project size for this market area is 33 units. The smallest projects are bond financed, averaging 14
units in size. The largest projects are exclusively HUD financed, averaging 68 units in size.
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Rental Property Inventory, Confirmed, Inside Market Area, Rent Summary
The following tables and graphs provide a summary of the rents charged at confirmed market area properties

broken out by unit type:

Rental Property Inventory, Confirmed, Inside Market Area

Rents
Subsidized Restricted Market
Min Max Avg Min Max Avg Min Max Avg
0-Bedroom - - - - - - $294 3294 $294
1-Bedroom | $342 $565 $464 | $330 $430 $371 | $335 $625 $453
2-Bedroom | $413 $725 $543 | $415 $515 $451 | $348 $715 $545
3-Bedroom | $473 $850 $689 | $455 $580 $506 | $360 $725 $613
4-Bedroom | $950 $950 $950 - - - - - -
Unit Size
Subsidized Restricted Market
Min Max Avg Min Max Avg Min Max Avg
0-Bedroom - - - - - - 500 500 500
1-Bedroom 538 700 616 576 714 618 600 700 658
2-Bedroom 788 1,085 925 766 1,100 893 771 1,156 985
3-Bedroom 942 1,273 1,103 | 952 1,362 1,144 | 1,083 2,000 1,335
4-Bedroom | 1,488 1,488 1,488 - - - - - -
Rent per Square Foot
Subsidized Restricted Market
Min Max Avg Min Max Avg Min Max Avg
0-Bedroom - - - - - - $0.59 $0.59 $0.59
1-Bedroom | $0.64 $0.81 $0.75 | $0.57 $0.60 $0.60 | $0.56 $0.89 $0.69
2-Bedroom | $0.52 $0.67 $0.59 | $0.47 $0.54 $0.51 | $0.45 $0.62 $0.55
3-Bedroom | $0.50 $0.67 $0.62 | $0.43 $0.48 $0.44 | $0.33 $0.36 $0.46
4-Bedroom | $0.64 $0.64 $0.64 - - - - - -

Source: Allen & Associates
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Our research suggests the following average rent levels for confirmed restricted rent units:

- 0-Bedroom, not applicable
- 1-Bedroom, $0.60 per square foot
- 2-Bedroom, $0.51 per square foot
- 3-Bedroom, $0.44 per square foot
- 4-Bedroom, not applicable

Our research suggests the following average rent levels for confirmed market rate units:

- 0-Bedroom, $0.59 per square foot
- 1-Bedroom, $0.69 per square foot
- 2-Bedroom, $0.55 per square foot
- 3-Bedroom, $0.46 per square foot
- 4-Bedroom, not applicable

A detailed listing of rents and floor areas for confirmed market area properties by unit type and income target is

found in the following pages.
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Rental Property Inventory, Confirmed, Inside Market Area, Unit Mix Summary
In the tables and graphs found below we present a breakdown of unit mix for confirmed market area properties
broken out by occupancy type (elderly or family):

Rental Property Inventory, Confirmed, Inside Market Area, Unit Mix Summary

Elderly Family
Total Units Total Units
Sub Res Mkt Tot Sub Res Mkt Tot
0-Bedroom 0-Bedroom 8 8
1-Bedroom 142 1 143 1-Bedroom 43 19 31 93
2-Bedroom 1 1 2-Bedroom 183 65 101 349
3-Bedroom 3-Bedroom 43 41 33 117
4-Bedroom 4-Bedroom 5 5
Total 143 1 144 Total 274 125 173 572
Unit Mix Unit Mix
Sub Res Mkt Tot Sub Res Mkt Tot
0-Bedroom 0-Bedroom 5% 1%
1-Bedroom 99% 100% 99% 1-Bedroom 16% 15% 18% 16%
2-Bedroom 1% 1% 2-Bedroom 67% 52% 58% 61%
3-Bedroom 3-Bedroom 16% 33% 19% 20%
4-Bedroom 4-Bedroom 2% 1%
Total 100% 100% 100% Total 100% 100% 100% 100%
Source: Allen & Associates
Unit Mix for Confirmed Elderly Units Unit Mix for Confirmed Family Units
OBR OBR
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Our research suggests the following unit mix for the 144 confirmed elderly units located in this market area:

- 0-Bedroom, not applicable (0 units in surv