
To: Richard T. Counselman; S. L. NUSBAUM Realty Co.

From: Jeff Johnson; Ethan Reed; Bob Lefenfeld

Date: February 17, 2023

Re: 288 Lofts Update

Real Property Research Group, Inc. (RPRG) conducted a market study for the 288 Lofts, a general
occupancy tax credit community in January 2021 as part of an application to Virginia Housing for Low
Income Housing Tax Credits. The project is structured as a Twin project with a 9 percent component
of 112 units and a 4 percent component of 48 units. The project was allocated 9 percent tax credits
earlier in 2021. You are now applying for an additional 9 percent tax credit allocation and have
requested an update of the market study and to evaluate updated capture rates and price position of
the project as currently proposed.

The conclusions reached in a market assessment are inherently subjective and should not be relied
upon as a determinative predictor of results that will occur in the marketplace. There can be no
assurance that the estimates made, or assumptions employed in preparing this report will in fact be
realized or that other methods or assumptions might not be appropriate. The conclusions expressed
in this report are as of the date of this report, and an analysis conducted as of another date may
require different conclusions. The actual results achieved will depend on a variety of factors, including
the performance of management, the impact of changes in general and local economic conditions,
and the absence of material changes in the regulatory or competitive environment. Reference is
made to the statement of Underlying Assumptions and Limiting Conditions contained in Appendix I of
this report.

Project Description

As currently designed, the overall 160-unit community will offer 24 one bedroom units, 100 two
bedroom units, and 36 three bedroom units. Overall income targeting is 12 units at 30 percent of
AMI, 44 units at 50 percent of AMI, 48 units at 60 percent of AMI, 38 units at 70 percent of AMI, and
18 units at 80 percent of AMI (Table 1). Current Low Income Housing Tax Credit (LIHTC) income and
rent limits for the Richmond VA MSA is presented in Table 2.
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Table 1 288 Lofts Unit Mix, 288 Lofts

Unit Units
Income

Level

Net Unit

Size

Contract

Rent (1)

Utility

Allowance

Gross

Rent

1BR/1BA 4 30% 704 $450 $95 $545

1BR/1BA 6 50% 704 $750 $95 $845

1BR/1BA 6 70% 704 $900 $95 $995

1BR/1BA 4 80% 704 $900 $95 $995

2BR/2BA 4 30% 951 $525 $123 $648

2BR/2BA 18 50% 951 $935 $123 $1,058

2BR/2BA 12 50% 947 $935 $123 $1,058

2BR/2BA 8 70% 956 $1,100 $123 $1,223

2BR/2BA 16 70% 952 $1,100 $123 $1,223

2BR/2BA 6 80% 947 $1,100 $123 $1,223

2BR/2BA 3 80% 1,023 $1,100 $123 $1,223

3BR/2BA 4 30% 1,167 $600 $147 $747

3BR/2BA 8 50% 1,167 $1,150 $147 $1,297

3BR/2BA 3 70% 1,163 $1,250 $147 $1,397

3BR/2BA 5 70% 1,230 $1,250 $147 $1,397

3BR/2BA 1 80% 1,167 $1,250 $147 $1,397

3BR/2BA 1 80% 1,230 $1,250 $147 $1,397

3BR/2BA 3 80% 1,199 $1,250 $147 $1,397

Subtotal/Avg 112 $979 $123 $1,102

1BR/1BA 4 60% 705 $915 $95 $1,010

2BR/2BA 33 60% 956 $1,090 $123 $1,213

3BR/2BA 11 60% 1,183 $1,255 $147 $1,402

Subtotal/Avg 48 $1,113 $127 $1,240

Grand Total 160

(1) Contract rents include trash collection. Source: S.L. Nusbaum Realty

Phase I (9% LIHTC)

Phase II (4% LIHTC)
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Table 2 2022 Tax Credit Income and Tax Credit Limits, Richmond, VA MSA

Primary Market Area

The subject property is located at the intersection of Wylderose Avenue and Creekwillow Drive in
Midlothian, Virginia. For the purposes of this analysis, RPRG defined the primary market area as the
census tracts in Chesterfield County (Map 1). The market area comprises portions of Chesterfield
County to the west of the city of Richmond. Most of the population and households in the market
area are located in the Midlothian area of Chesterfield County, with portions of the market area
extending east into the Bon Air District.

HUD 2022 Median Household Income

Richmond, VA MSA $101,000

Very Low Income for 4 Person Household $50,350

2022 Computed Area Median Gross Income $100,700

Utility Allowance: $95

$123

$147

Household Income Limits by Household Size:
Household Size 30% 40% 50% 60% 70% 80% 120% 150% 200%

1 Person $21,150 $28,200 $35,250 $42,300 $49,350 $56,400 $84,600 $105,750 $141,000

2 Persons $24,180 $32,240 $40,300 $48,360 $56,420 $64,480 $96,720 $120,900 $161,200

3 Persons $27,210 $36,280 $45,350 $54,420 $63,490 $72,560 $108,840 $136,050 $181,400

4 Persons $30,210 $40,280 $50,350 $60,420 $70,490 $80,560 $120,840 $151,050 $201,400

5 Persons $32,640 $43,520 $54,400 $65,280 $76,160 $87,040 $130,560 $163,200 $217,6007 Persons $0 $0 $0 $0 $0 $08 Persons $0 $0 $0 $0 $0 $0

Imputed Income Limits by Number of Bedroom (Assuming 1.5 persons per bedroom):

Persons

# Bed-

rooms 30% 40% 50% 60% 70% 80% 120% 150% 200%

1 0 $21,150 $28,200 $35,250 $42,300 $49,350 $56,400 $84,600 $105,750 $141,000
1.5 1 $22,665 $30,220 $37,775 $45,330 $52,885 $60,440 $90,660 $113,325 $151,100
3 2 $27,210 $36,280 $45,350 $54,420 $63,490 $72,560 $108,840 $136,050 $181,400

4.5 3 $31,425 $41,900 $52,375 $62,850 $73,325 $83,800 $125,700 $157,125 $209,500

LIHTC Tenant Rent Limits by Number of Bedrooms (assumes 1.5 persons per bedroom):

30% 50% 60% 70% 80%
Gross Net Gross Net Gross Net Gross Net Gross Net

1 Bedroom $566 $471 $944 $849 $1,133 $1,038 $1,322 $1,227 $1,511 $1,416

2 Bedroom $680 $557 $1,133 $1,010 $1,360 $1,237 $1,587 $1,464 $1,814 $1,691

3 Bedroom $785 $638 $1,309 $1,162 $1,571 $1,424 $1,833 $1,686 $2,095 $1,948
Source: U.S. Department of Housing and Urban Development

# Persons

1 Bedroom

2 Bedroom

3 Bedroom
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Map 1 288 Lofts Market Area

Demographics

Based on the most recent data developed by the national data service Esri, the market consists of
46,144 households as of 2023, representing 33 percent of Chesterfield County households (Table 3).
The market area grew at an average rate of 553 households per year over the past 13 years, similar
to the growth rate recorded in the previous decade. Over the next five years, growth is projected to
accelerate on a nominal basis with an increase of 622 households per year. As of 2028, the market
will support 49,255 households.

Table 3 Population and Household Trends

Chesterfield County 288 Lofts Market Area

Total Change Annual Change Total Change Annual Change

Population Count # % # % Count # % # %

2010 316,236 102,145
2023 378,421 62,185 19.7% 4,783 1.5% 121,451 19,306 18.9% 1,485 1.5%
2028 406,300 27,879 7.4% 5,576 1.5% 129,914 8,464 7.0% 1,693 1.4%

Total Change Annual Change Total Change Annual Change

Households Count # % # % Count # % # %

2010 115,680 38,951
2023 138,706 23,026 19.9% 1,771 1.5% 46,144 7,193 18.5% 553 1.4%
2028 148,997 10,291 7.4% 2,058 1.5% 49,255 3,111 6.7% 622 1.3%

Source: 2010 Census; 2020 Census; Esri; and Real Property Research Group, Inc.
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The market is predominantly a homeowner market within a homeowner county. As of 2023, 21.6
percent of market area households rented their home, comparable to the 22.4 percent renter rate in
the County overall (Table 4). The market area renter rate is projected to increase to 21.9 percent by
2028.

Table 4 Households by Tenure 2010 to 2028

The 2023 median income for the 288 Lofts Market Area is $103,156, 11 percent higher than the
countywide median of $92,911 (Table 5). The median income for renter households in the market is
$70,404, 62 percent of the median owner household income of $114,114 (Table 6).

Table 5 Household Income

Chesterfield County
2010 2023 2028

Housing Units # % # % # %

Owner Occupied 89,603 77.5% 107,601 77.6% 116,462 78.2%

Renter Occupied 26,077 22.5% 31,105 22.4% 32,535 21.8%

Total Occupied 115,680 100% 138,706 100% 148,997 100%

Total Vacant 6,875 6,208 7,702

TOTAL UNITS 122,555 144,915 156,699

288 Lofts Market Area

Housing Units # % # % # %

Owner Occupied 30,974 79.5% 36,197 78.4% 38,456 78.1%

Renter Occupied 7,977 20.5% 9,947 21.6% 10,799 21.9%

Total Occupied 38,951 100.0% 46,144 100.0% 49,255 100.0%

Total Vacant 2,227 2,208 2,632

TOTAL UNITS 41,178 48,352 51,887

Source: 2010 Census; 2020 Census; Esri; RPRG, Inc.

202820232010

# % # %

less than $15,000 5,105 3.7% 1,339 2.9% 2

$15,000 $24,999 5,926 4.3% 1,572 3.4% 3

$25,000 $34,999 9,949 7.2% 2,906 6.3% 4

$35,000 $49,999 11,819 8.5% 3,598 7.8% 5

$50,000 $74,999 23,830 17.2% 7,620 16.5% 6

$75,000 $99,999 17,760 12.8% 5,336 11.6% 7

$100,000 $149,999 33,232 24.0% 11,099 24.1% 8

$150,000 Over 31,086 22.4% 12,673 27.5% 9

Total 138,706 100% 46,144 100% 10

Median Income $92,911 $103,156

Source: Esri; Real Property Research Group, Inc.

288 Lofts Market

Area

Chesterfield

County
Estimated 2023

Household Income

3.7%

4.3%

7.2%

8.5%

17.2%

12.8%

24.0%

22.4%

2.9%

3.4%

6.3%

7.8%

16.5%

11.6%

24.1%

27.5%

0% 5% 10% 15% 20% 25% 30%

<$15K

$15-$24K

$25-$34K

$35-$49K

$50-$74K

$75-$99K

$100-$149K

$150+k

2023 Household Income

288 Lofts Market Area

Chesterfield County
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Table 6 Household Income by Tenue

Rent burden data from the 2017-2021 ACS indicates that almost one third (29.6 percent) of all renter
households residing in the 288 Lofts Market Area have rent burdens of 40 percent or higher (Table
7).

Table 7 Rent Burden and Substandard Housing, 288 Lofts Market Area

Derivation of Market Rent

To better understand how the proposed contract rents for 288 Loftscompare with the surveyed
rental market, the contract rents of comparable communities can be adjusted for differences in a
variety of factors including curb appeal, structure age, square footage, the handling of utilities, and
shared amenities. Market-rate communities are the most desirable comparables to be used in this
type of analysis, as the use of market-rate communities allows RPRG to derive an estimate of market
rent.

The purpose of this exercise is to determine whether the proposed LIHTC rents for the subject offer
a value relative to market-rate rent levels within a given market area. The rent derived for bedroom

# % # %

less than $15,000 436 4.4% 903 2.5% 2

$15,000 $24,999 511 5.1% 1,060 2.9% 3

$25,000 $34,999 848 8.5% 2,059 5.7% 4

$35,000 $49,999 1,088 10.9% 2,510 6.9% 5

$50,000 $74,999 2,562 25.8% 5,059 14.0% 6

$75,000 $99,999 1,376 13.8% 3,960 10.9% 7

$100,000 $149,999 2,075 20.9% 9,024 24.9% 8

$150,000 over 1,051 10.6% 11,622 32.1% 9

Total 9,947 100% 36,197 100% 10

Median Income

Source: American Community Survey 2017-2021 Estimates, Esri, RPRG

Estimated 2023 HH

Income

$70,404 $114,114

Renter

Households

Owner

Households

288 Lofts Market Area
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2023 Household Income by Tenure

Owner Households

Renter Households

Rent Cost Burden Substandardness

Total Households # % Total Households

Less than 10.0 percent 386 4.0% Owner occupied:

10.0 to 14.9 percent 622 6.5% Complete plumbing facilities: 34,543

15.0 to 19.9 percent 1,251 13.0% 1.00 or less occupants per room 34,413

20.0 to 24.9 percent 1,478 15.4% 1.01 or more occupants per room 130

25.0 to 29.9 percent 1,305 13.6% Lacking complete plumbing facilities: 28

30.0 to 34.9 percent 727 7.6% Overcrowded or lacking plumbing 158

35.0 to 39.9 percent 602 6.3%

40.0 to 49.9 percent 749 7.8% Renter occupied:

50.0 percent or more 1,926 20.1% Complete plumbing facilities: 9,565

Not computed 549 5.7% 1.00 or less occupants per room 9,163

Total 9,595 100.0% 1.01 or more occupants per room 402

Lacking complete plumbing facilities: 30

> 35% income on rent 3,277 36.2% Overcrowded or lacking plumbing 432

> 40% income on rent 2,675 29.6%

Source: American Community Survey 2017-2021 Substandard Housing 590

% Total Stock Substandard 1.3%

% Rental Stock Substandard 4.5%
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type is not to be confused with an appraisal or rent comparability study (RCS) based approach,
which is more specific as it compares specific models in comparable rental communities to specific
floor plans at the subject and is used for income/expense analysis and valuation. The assumptions
used in the calculations are shown in Table 8.

We elected to compare the units at the subject to the comparable floor plans at Park at Salisbury,
Abberly at Centerpointe, and Colony at Centerpointe. Once a particular floor plan’s market rent has
been determined, it can be used to evaluate a.) whether or not the subject project has a rent
advantage or disadvantage versus competing communities, and b.) the extent of that rent
advantage or disadvantage.

Table 8 Market Rent Advantage – Adjustment Table

The derivation of achievable rent calculations for the 60 percent of AMI units are displayed in Table
9, Table 10, and Table 11. After adjustments, the estimated market rent for a one-bedroom unit is
$1,496, providing the subject’s 60 percent of AMI one bedroom units with a market advantage of
38.8 percent. The estimated market rent for a two bedroom unit is $1,747, resulting in the subject’s
60 percent of AMI units having a 37.6 percent rent advantage. The estimated market rent for a
three-bedroom unit is $2,205, resulting in the subject’s 60 percent of AMI units having a 43.1
percent rent advantage; we note that these 60 percent AMI units are among the subject’s 4 percent
phase as the subject’s 9 percent phase does not have any 60 percent units .

Overall, market rent advantages among all subject floorplans and income targets range from 37.0
percent for the 70/80 percent AMI two bedroom units to 72.8 percent for three bedroom 30 percent
AMI units (Table 12).

B. Design, Location, Condition

Structure / Stories $25.00

Year Built / Condition $0.75

Quality/Street Appeal $20.00

Location $20.00

C. Unit Equipment / Amenities

Number of Bedrooms $100.00

Number of Bathrooms $30.00

Unit Interior Square Feet $0.25

Balcony / Patio / Porch $5.00

AC Type: $5.00

Range / Refrigerator $25.00

Microwave / Dishwasher $5.00

Washer / Dryer: In Unit $25.00

Washer / Dryer: Hook-ups $5.00

D. Site Equipment / Amenities

Parking

Pool $15.00

Multipurpose/Community Room $10.00

Recreation Areas $10.00

Business/Computer Center $5.00

Fitness Center $10.00

Rent Adjustments Summary
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Table 9 Market Rent Analysis – One Bedroom Units

One Bedroom Units

Chesterfield VA Chesterfield VA Chesterfield VA

Subject Data $ Adj. Data $ Adj. Data $ Adj.

Street Rent- 60% AMI $915 $1,481 $0 $1,641 $0 $1,435 $0

Utilities Included T None $10 T $0 None $10

Rent Concessions $500 off first month ($42) None $0 None $0

Effective Rent $915

In parts B thru D, adjustments were made only for differences

B. Design, Location, Condition Data $ Adj. Data $ Adj. Data $ Adj.

Structure / Stories Mid-Rise/4 Garden/3 $25 Mid-Rise/4 $0 Garden/3 $25

Year Built / Condition 2025 2004 $16 2019 $5 2015 $8

Quality/Street Appeal Excellent Excellent $0 Excellent $0 Excellent $0

Location Above Average Above Average $0 Above Average $0 Above Average $0

C. Unit Equipment / Amenities Data $ Adj. Data $ Adj. Data $ Adj.

Number of Bedrooms 1 1 $0 1 $0 1 $0

Number of Bathrooms 1 1 $0 1 $0 1 $0

Unit Interior Square Feet 705 775 ($18) 784 ($20) 860 ($39)

Balcony / Patio / Porch Yes No $5 Yes $0 Yes $0

AC Type: Central Central $0 Central $0 Central $0

Range / Refrigerator Yes / Yes Yes / Yes $0 Yes / Yes $0 Yes / Yes $0

Microwave / Dishwasher Yes / Yes Yes / Yes $0 Yes / Yes $0 Yes / Yes $0

Washer / Dryer: In Unit No Yes ($25) Yes ($25) Yes ($25)

Washer / Dryer: Hook-ups Yes No $5 No $5 No $5

D. Site Equipment / Amenities Data $ Adj. Data $ Adj. Data $ Adj.

Parking Surface Surface $0 Surface $0 Surface $0

Multipurpose/Community Room Yes Yes $0 Yes $0 Yes $0

Swimming Pool Yes Yes $0 Yes $0 Yes $0

Recreation Areas Yes Yes $0 Yes $0 Yes $0

Business/Computer Center Yes Yes $0 No $5 Yes $0

Fitness Center Yes Yes $0 Yes $0 Yes $0

E. Adjustments Recap Positive Negative Positive Negative Positive Negative

Total Number of Adjustments 4 2 3 2 3 2

Sum of Adjustments B to D $51 ($43) $15 ($45) $38 ($64)

F. Total Summary

Gross Total Adjustment

Net Total Adjustment

G. Adjusted And Achievable Rents

Estimated Market Rent $1,496

Rent Advantage $ $581

Rent Advantage % 38.8%

Subject Property Comparable Property #1

Park at Salisbury

401 Lancaster Gate Dr

288 Lofts

Wylderose Avenue

Comparable Property #2

Abberly at Centerpointe

1900 Abberly Cir

Colony at Centerpointe

14400 Palladium Dr

$94

$8

$60

($30)

Adj. Rent Adj. Rent Adj. Rent

Adjusted Rent

% of Effective Rent 100.6% 98.2%

$1,457 $1,611 $1,419

98.2%

Comparable Property #3

Midlothian, Chesterfield County, VA

$102

($26)

$1,449 $1,641 $1,445
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Table 10 Market Rent Analysis – Two Bedroom Units

Two Bedroom Units

Chesterfield VA Chesterfield VA Chesterfield VA

A. Rents Charged Subject Data $ Adj. Data $ Adj. Data $ Adj.

Street Rent- 60% AMI $1,090 $1,638 $0 $1,911 $0 $1,715 $0

Utilities Included T None $10 T $0 None $10

Rent Concessions $0 $500 off first month ($42) None $0 None $0

Effective Rent $1,090

In parts B thru D, adjustments were made only for differences

B. Design, Location, Condition Data $ Adj. Data $ Adj. Data $ Adj.

Structure / Stories Mid-Rise/4 Garden/3 $25 Mid-Rise/4 $0 Garden/3 $25

Year Built / Condition 2025 2004 $16 2019 $5 2015 $8

Quality/Street Appeal Excellent Excellent $0 Excellent $0 Excellent $0

Location Above Average Above Average $0 Above Average $0 Above Average $0

C. Unit Equipment / Amenities Data $ Adj. Data $ Adj. Data $ Adj.

Number of Bedrooms 2 2 $0 2 $0 2 $0

Number of Bathrooms 2 1 $30 2 $0 2 $0

Unit Interior Square Feet 955 940 $4 956 $0 1,205 ($63)

Balcony / Patio / Porch Yes No $5 Yes $0 Yes $0

AC: (C)entral / (W)all / (N)one Central Central $0 Central $0 Central $0

Range / Refrigerator Yes / Yes Yes / Yes $0 Yes / Yes $0 Yes / Yes $0

Microwave / Dishwasher Yes / Yes Yes / Yes $0 Yes / Yes $0 Yes / Yes $0

Washer / Dryer: In Unit No Yes ($25) Yes ($25) Yes ($25)

Washer / Dryer: Hook-ups Yes No $5 No $5 No $5

D. Site Equipment / Amenities Data $ Adj. Data $ Adj. Data $ Adj.

Parking Surface Surface $0 Surface $0 Surface $0

Multipurpose/Community Room Yes Yes $0 Yes $0 Yes $0

Swimming Pool Yes Yes $0 Yes $0 Yes $0

Recreation Areas Yes Yes $0 Yes $0 Yes $0

Business/Computer Center Yes Yes $0 No $5 Yes $0

Fitness Center Yes Yes $0 Yes $0 Yes $0

E. Adjustments Recap Positive Negative Positive Negative Positive Negative

Total Number of Adjustments 6 1 3 1 3 2

Sum of Adjustments B to D $85 ($25) $15 ($25) $38 ($88)

F. Total Summary

Gross Total Adjustment

Net Total Adjustment

G. Adjusted And Achievable Rents

Estimated Market Rent $1,747

Rent Advantage $ $657

Rent Advantage % 37.6%

$1,606 $1,911 $1,725

Comparable Property #1 Comparable Property #2 Comparable Property #3

401 Lancaster Gate Dr 1900 Abberly Cir 14400 Palladium Dr

Abberly at Centerpointe Colony at Centerpointe

Adj. Rent

288 Lofts

Wylderose Avenue

Subject Property

Park at Salisbury

Midlothian, Chesterfield County, VA

$110 $40 $126

$60 ($10) ($50)

Adjusted Rent $1,666

Adj. Rent Adj. Rent

% of Effective Rent 99.5% 97.1%103.7%

$1,901 $1,675
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Table 11 Market Rent Analysis – Three Bedroom Units

Chesterfield VA Chesterfield VA Chesterfield VA

A. Rents Charged Subject Data $ Adj. Data $ Adj. Data $ Adj.

Street Rent- 60% AMI $1,255 $1,972 $0 $2,614 $0 $2,165 $0

Utilities Included T None $10 T $0 None $10

Rent Concessions $0 $500 off first month ($42) None $0 None $0

Effective Rent $1,255

In parts B thru D, adjustments were made only for differences

B. Design, Location, Condition Data $ Adj. Data $ Adj. Data $ Adj.

Structure / Stories Mid-Rise/4 Garden/3 $25 Mid-Rise/4 $0 Garden/3 $25

Year Built / Condition 2025 2004 $16 2019 $5 2015 $8

Quality/Street Appeal Excellent Excellent $0 Excellent $0 Excellent $0

Location Above Average Above Average $0 Above Average $0 Above Average $0

C. Unit Equipment / Amenities Data $ Adj. Data $ Adj. Data $ Adj.

Number of Bedrooms 3 3 $0 3 $0 3 $0

Number of Bathrooms 2 2 $0 2 $0 2 $0

Unit Interior Square Feet 1,167 1,240 ($18) 1,347 ($45) 1,482 ($79)

Balcony / Patio / Porch Yes No $5 Yes $0 Yes $0

AC: (C)entral / (W)all / (N)one Central Central $0 Central $0 Central $0

Range / Refrigerator Yes / Yes Yes / Yes $0 Yes / Yes $0 Yes / Yes $0

Microwave / Dishwasher Yes / Yes Yes / Yes $0 Yes / Yes $0 Yes / Yes $0

Washer / Dryer: In Unit No Yes ($25) Yes ($25) Yes ($25)

Washer / Dryer: Hook-ups Yes No $5 No $5 No $5

D. Site Equipment / Amenities Data $ Adj. Data $ Adj. Data $ Adj.

Parking Surface Surface $0 Surface $0 Surface $0

Multipurpose/Community Room Yes Yes $0 Yes $0 Yes $0

Swimming Pool Yes Yes $0 Yes $0 Yes $0

Recreation Areas Yes Yes $0 Yes $0 Yes $0

Business/Computer Center Yes Yes $0 No $5 Yes $0

Fitness Center Yes Yes $0 Yes $0 Yes $0

E. Adjustments Recap Positive Negative Positive Negative Positive Negative

Total Number of Adjustments 4 2 3 2 3 2

Sum of Adjustments B to D $51 ($43) $15 ($70) $38 ($104)

F. Total Summary

Gross Total Adjustment

Net Total Adjustment

G. Adjusted And Achievable Rents

Estimated Market Rent $2,205

Rent Advantage $ $950

Rent Advantage % 43.1%

Wylderose Avenue 401 Lancaster Gate Dr 1900 Abberly Cir 14400 Palladium Dr

288 Lofts

Comparable Property #1 Comparable Property #2 Comparable Property #3

Three Bedroom Units

Subject Property

Park at Salisbury Abberly at Centerpointe Colony at Centerpointe

Midlothian, Chesterfield County, VA

$1,940 $2,614 $2,175

Adjusted Rent $1,948 $2,559

Adj. Rent Adj. Rent Adj. Rent

($66)

$94 $85 $142

$8 ($55)

% of Effective Rent 100.4%

$2,109

97.9% 97.0%
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Table 12 Market Rent Advantage - Summary

Achievable Restricted Rents

The market rent derived above is an estimate of what a willing landlord might reasonably expect to
receive, and a willing tenant might reasonably expect to pay for a unit at the subject. However, as
a tax credit community, the maximum rent that a project owner can charge for a low-income unit
is a gross rent based on bedroom size and applicable HUD’s median household income for the
subject area. If these LIHTC maximum gross/net rents are below the market rent (adjusted
downward by ten percent), then the maximum rents also function as the achievable rents for each
unit type and income band. Conversely, if the adjusted market rents are below the LIHTC maximum
rents, then the adjusted market rents (less ten percent) act as the achievable rents. Therefore,
achievable rents are the lower of the market rent or maximum LIHTC rent.

As shown in Table 13, the maximum LIHTC rents for all units are well below estimated adjusted
market rents. Therefore, the maximum LIHTC rents are the achievable rents for these units. All
proposed LIHTC rents for the subject are below the achievable rents.

30% AMI Units

One

Bedroom

Units

Two

Bedroom

Units

Three

Bedroom

Units

Subject Rent $450 $525 $600

Estimated Market Rent $1,496 $1,747 $2,205

Rent Advantage ($) $1,046 $1,222 $1,605

Rent Advantage (%) 69.9% 70.0% 72.8%

50% AMI Units

One

Bedroom

Units

Two

Bedroom

Units

Three

Bedroom

Units

Subject Rent $750 $935 $1,150

Estimated Market Rent $1,496 $1,747 $2,205

Rent Advantage ($) $746 $812 $1,055

Rent Advantage (%) 49.9% 46.5% 47.9%

60% AMI Units

One

Bedroom

Units

Two

Bedroom

Units

Three

Bedroom

Units

Subject Rent $915 $1,090 $1,255

Estimated Market Rent $1,496 $1,747 $2,205

Rent Advantage ($) $581 $657 $950

Rent Advantage (%) 38.8% 37.6% 43.1%

70/80% AMI Units

One

Bedroom

Units

Two

Bedroom

Units

Three

Bedroom

Units

Subject Rent $900 $1,100 $1,250

Estimated Market Rent $1,496 $1,747 $2,205

Rent Advantage ($) $596 $647 $955

Rent Advantage (%) 39.8% 37.0% 43.3%
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Table 13 Achievable Tax Credit Rents

30% AMI Units

One

Bedroom

Units

Two

Bedroom

Units

Three

Bedroom

Units

Estimated Market Rent $1,496 $1,747 $2,205

Less 10% $1,346 $1,573 $1,985

Maximum LIHTC Rent $471 $557 $638

Achievable Rent $471 $557 $638

SUBJECT RENT $450 $525 $600

50% AMI Units

One

Bedroom

Units

Two

Bedroom

Units

Three

Bedroom

Units

Estimated Market Rent $1,496 $1,747 $2,205

Less 10% $1,346 $1,573 $1,985

Maximum LIHTC Rent $849 $1,010 $1,162

Achievable Rent $849 $1,010 $1,162

SUBJECT RENT $750 $935 $1,150

60% AMI Units

One

Bedroom

Units

Two

Bedroom

Units

Three

Bedroom

Units

Estimated Market Rent $1,496 $1,747 $2,205

Less 10% $1,346 $1,573 $1,985

Maximum LIHTC Rent $1,038 $1,237 $1,424

Achievable Rent $1,038 $1,237 $1,424

SUBJECT RENT $915 $1,090 $1,255

70% AMI Units

One

Bedroom

Units

Two

Bedroom

Units

Three

Bedroom

Units

Estimated Market Rent $1,496 $1,747 $2,205

Less 10% $1,346 $1,573 $1,985

Maximum LIHTC Rent $1,227 $1,464 $1,686

Achievable Rent $1,227 $1,464 $1,686

SUBJECT RENT $900 $1,100 $1,250

80% AMI Units

One

Bedroom

Units

Two

Bedroom

Units

Three

Bedroom

Units

Estimated Market Rent $1,496 $1,747 $2,205

Less 10% $1,346 $1,573 $1,985

Maximum LIHTC Rent $1,416 $1,691 $1,948

Achievable Rent $1,346 $1,573 $1,948

SUBJECT RENT $900 $1,100 $1,250



288 LOFTS Market Update

13

Effective Demand – Affordability and Virginia Housing Capture Rate Analyses

To update the Virginia Housing capture rate analysis, we conducted an affordability analysis of the
entire 160 unit project including both the 9 percent and 4 percent components. We then use this
affordability analysis in the Virginia Housing demand model.

The Affordability/Capture Analysis tests the percentage of income-qualified households in the
primary market area that the subject community must capture to achieve full occupancy. Table 14
presents the total income distribution and renter income distribution among 288 Lofts Market Area
households for 2024, the year the developer projects that units at 288 Lofts will be placed in service.

Table 14 2024 Total and Renter
Income Distribution, 288 Lofts
Market Area

A particular housing unit is typically
said to be affordable to households
that would be expending a certain
percentage of their annual income
or less on the expenses related to
living in that unit. In the case of
rental units, these expenses are
generally of two types – monthly
contract rents paid to property
owners and payment of utility bills
for which the tenant is responsible. The sum of the contract rent and utility bills is referred to as a
household’s ‘gross rent burden’.

The subject will include a broad range of target incomes with units restricted to households with
incomes at 30, 50, 60, 70, and 80 percent of AMI. The household sizes assume 1.5 persons per
bedroom for the one-, two-, and three-bedroom units. Assuming a 35 percent rent burden as
mandated by Virginia Housing, we compute the capture rate for each bedroom type, income target,
and overall community (Table 15). Capture rates by AMI level range from 0.4 percent to 2.4 percent.
Overall, the capture rate required to lease up the entire 160-unit community is 3.0 percent.

Virginia Housing mandates a particular demand methodology in evaluating applications for Low-
Income Housing Tax Credits. Virginia Housing opts for a need-driven demand methodology which
factors the topics of cost-burdened renters and substandard rental housing into the demand
equation. In this section, RPRG calculates demand for 288 Lofts Market Area according to the
Virginia Housing methodology. Virginia Housing’s demand methodology for general occupancy
LIHTC projects such as the subject accounts for three primary components of potential
need/demand: Household Growth or Decline; Cost Burdened Renters; Renter Households in
Substandard Housing.

Table 16 outlines the detailed Virginia Housing demand calculations for 288 Lofts that stem from
the three relevant demand components. Total demand available for the 160-unit proposed
affordable project is expected to include 210 net new renter households, 1,538 cost-burdened
households, and 234 households currently residing in substandard housing. The calculation thus
yields a total demand for 1,982 additional units of rental housing serving the targeted income bands.
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Table 15 2025 Affordability Analysis for 288 Lofts Assuming 35% Rent Burden

30% AMI 35% Rent Burden One Bedroom Units Two Bedroom Units Three Bedroom Units

Min. Max. Min. Max. Min. Max.

Number of Units 4 4 4
Net Rent $450 $525 $600
Gross Rent $545 $648 $747
Income Range (Min, Max) $18,686 $22,665 $22,217 $27,210 $25,611 $31,425

Renter Households

Range of Qualified Hhlds 9,508 9,310 9,332 9,007 9,142 8,651

198 325 491

Renter HH Capture Rate 2.0% 1.2% 0.8%

50% AMI 35% Rent Burden One Bedroom Units Two Bedroom Units Three Bedroom Units

Number of Units 6 30 8

Net Rent $750 $935 $1,150

Gross Rent $845 $1,058 $1,297
Income Range (Min, Max) $28,971 $37,775 $36,274 $45,350 $44,469 $52,375

Renter Households

Range of Qualified Hhlds 8,858 8,149 8,257 7,600 7,664 7,021

710 658 643

Renter HH Capture Rate 0.8% 4.6% 1.2%

60% AMI 35% Rent Burden One Bedroom Units Two Bedroom Units Three Bedroom Units

Number of Units 4 33 11

Net Rent $915 $1,090 $1,255
Gross Rent $1,010 $1,213 $1,402

Income Range (Min, Max) $34,629 $45,330 $41,589 $54,420 $48,069 $62,850

Renter Households

Range of Qualified Hhlds 8,381 7,601 7,872 6,812 7,403 5,953

# Qualified Households 780 1,060 1,450

Renter HH Capture Rate 0.5% 3.1% 0.8%

70% AMI 35% Rent Burden One Bedroom Units Two Bedroom Units Three Bedroom Units

Number of Units 6 24 8

Net Rent $900 $1,100 $1,250

Gross Rent $995 $1,223 $1,397
Income Range (Min, Max) $34,114 $52,885 $41,931 $63,490 $47,897 $73,325

Renter Households

Range of Qualified Hhlds 8,424 6,969 7,847 5,888 7,415 4,886

1,456 1,959 2,530

Renter HH Capture Rate 0.4% 1.2% 0.3%

80% AMI 35% Rent Burden One Bedroom Units Two Bedroom Units Three Bedroom Units

Number of Units 4 9 5

Net Rent $900 $1,100 $1,250

Gross Rent $995 $1,223 $1,397

Income Range (Min, Max) $34,114 $60,440 $41,931 $72,560 $47,897 $83,800

Renter Households

Range of Qualified Hhlds 8,424 6,199 7,847 4,964 7,415 4,222

2,226 2,884 3,194

Renter HH Capture Rate 0.2% 0.3% 0.2%

Band of Qualified Hhlds
# Qualified

HHs
Capture Rate

Income $18,686 $31,425
30% AMI 12 Households 9,508 8,651 857 1.4%

Income $28,971 $52,375
50% AMI 44 Households 8,858 7,021 1,838 2.4%

Income $34,629 $62,850
60% AMI 48 Households 8,381 5,953 2,428 2.0%

Income $34,114 $73,325
70% AMI 38 Households 8,424 4,886 3,539 1.1%

Income $34,114 $83,800

80% AMI 18 Households 8,424 4,222 4,203 0.4%

Income $18,686 $83,800

LIHTC Units 160 Households 9,508 4,222 5,287 3.0%

Source: Income Projections, RPRG, Inc.

# Qualified Hhlds

# Qualified Hhlds

# Qualified Households

# Qualified Households

Income Target # Units
Renter Households = 10,115
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Table 16 Virginia Housing Demand by Overall Income Targeting

Comparable units that are presently available or that would likely be available constitute supply that
must be subtracted from total Virginia Housing demand to arrive at Virginia Housing net demand.
During our February 2023 competitive survey, one 60 percent AMI unit was reported vacant in the
comparable rental supply. There have been no comparable near term pipeline units proposed in the
market area. Subtracting the vacant existing and pipeline units, Virginia Housing net demand totals
1,981 units.

Given net demand for 1,981 units, the 160-unit 288 Lofts would need to capture 8.1 percent of
income-qualified renter households per Virginia Housing’s demand methodology. The 30 percent
AMI units would need to capture 3.7 percent of all income-qualified renter households; the 50
percent AMI units would need to capture 6.4 percent of all income-qualified renter households; the
60 percent AMI units would need to capture 5.3 percent of all income-qualified renter households;
the 70 percent AMI units would need to capture 2.9 percent of all income-qualified renter
households; and the 80 percent AMI units would need to capture 1.1 percent of all income-qualified
renter households.

Absorption Estimate

RPRG estimates an absorption pace of 17 to 18 units per month, consistent with the original market
study. Assuming this absorption pace, we would expect the subject would attain stabilized occupancy
in approximately 8 to 9 months.

Conclusions

As currently configured, 288 Lofts continues to enjoy a competitive advantage in the marketplace with
a market rent advantages among all subject floorplans and income targets ranging from 37.0 percent
for the 70/80 percent AMI two bedroom units to 72.8 percent for three bedroom 30 percent AMI
units. The affordability analysis and Virginia Housing demand analysis demonstrate low capture rates,
illustrating significant demand for affordable housing in this market.

Income Target 30% AMI 50% AMI 60% AMI 70% AMI 80% AMI LIHTC Units
Minimum Income Limit $18,686 $28,971 $34,629 $34,114 $34,114 $18,686
Maximum Income Limit $31,425 $52,375 $62,850 $73,325 $83,800 $83,800

(A) Renter Income Qualification Percentage 8.5% 18.2% 24.0% 35.0% 41.5% 52.3%

34 73 97 141 167 210
249 534 706 1,029 1,222 1,538
38 81 108 157 186 234

Total Income Qualified Renter Demand 321 689 910 1,327 1,576 1,982
Less: Comparable Vacant Units 0 0 1 0 0 1
Less: Comparable Pipeline Units 0 0 0 0 0 0

Net Demand 321 689 909 1,327 1,576 1,981
12 44 48 38 18 160

Capture Rate 3.7% 6.4% 5.3% 2.9% 1.1% 8.1%

Estimated Absorption Period

Demand Calculation Inputs

A). % of Renter Hhlds with Qualifying Income see above
B). 2023 Households 46,144
C). 2026 Households 48,011
D). Substandard Housing (% of Rental Stock) 4.5%

E). Rent Overburdened (% of Renter Hhlds at >40%) 29.6%
F). Renter Percentage (% of all 2023 HHlds) 21.6%

Demand from New Renter Households - Calculation (C-B)*F*A
+ Demand from Rent Overburdened HHs - Calculation: B*E*F*A
+ Demand from Substandard Housing - Calculation B*D*F*A

Subject Proposed Units
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APPENDIX 1 UNDERLYING ASSUMPTIONS AND LIMITING CONDITIONS

In conducting the analysis, we will make the following assumptions, except as otherwise noted in our
report:

1. There are no zoning, building, safety, environmental or other federal, state or local laws,
regulations or codes which would prohibit or impair the development, marketing or operation of the
subject project in the manner contemplated in our report, and the subject project will be developed,
marketed and operated in compliance with all applicable laws, regulations and codes.

2. No material changes will occur in (a) any federal, state or local law, regulation or code (including,
without limitation, the Internal Revenue Code) affecting the subject project, or (b) any federal, state
or local grant, financing or other program which is to be utilized in connection with the subject project.

3. The local, national and international economies will not deteriorate, and there will be no
significant changes in interest rates or in rates of inflation or deflation.

4. The subject project will be served by adequate transportation, utilities and governmental
facilities.

5. The subject project will not be subjected to any war, energy crisis, embargo, strike, earthquake,
flood, fire or other casualty or act of God.

6. The subject project will be on the market at the time and with the product anticipated in our
report, and at the price position specified in our report.

7. The subject project will be developed, marketed and operated in a highly professional manner.

8. No projects will be developed which will be in competition with the subject project, except as
set forth in our report.

9. There are neither existing judgments nor any pending or threatened litigation, which could
hinder the development, marketing or operation of the subject project.

The analysis will be subject to the following limiting conditions, except as otherwise noted in our
report:

1. The analysis contained in this report necessarily incorporates numerous estimates and
assumptions with respect to property performance, general and local business and economic
conditions, the absence of material changes in the competitive environment and other matters. Some
estimates or assumptions, however, inevitably will not materialize, and unanticipated events and
circumstances may occur; therefore, actual results achieved during the period covered by our analysis
will vary from our estimates and the variations may be material.

2. Our absorption estimates are based on the assumption that the product recommendations set
forth in our report will be followed without material deviation.

3. All estimates of future dollar amounts are based on the current value of the dollar, without any
allowance for inflation or deflation.

4. We have no responsibility for considerations requiring expertise in other fields. Such
considerations include, but are not limited to, legal matters, environmental matters, architectural
matters, geologic considerations, such as soils and seismic stability, and civil, mechanical, electrical,
structural and other engineering matters.

5. Information, estimates and opinions contained in or referred to in our report, which we have
obtained from sources outside of this office, are assumed to be reliable and have not been
independently verified.

6. The conclusions and recommendations in our report are subject to these Underlying
Assumptions and Limiting Conditions and to any additional assumptions or conditions set forth in the
body of our report.
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APPENDIX 2 Market Rate Rental Profiles




























































