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July 17, 2024

Philip Searles

President

Beverly J. Searles Foundation
4182 Westchester Trace NE
Roswell, GA 30075

Re: Application Market Study for BJS Harrisonburg Family |
280 West Mosby Road
Harrisonburg, Harrisonburg City, Virginia 228001

Dear Philip Searles:

At your request, Novogradac & Company LLP, doing business under the brand name Novogradac Consulting
(Novogradac), has performed a study of the multifamily rental market in the Harrisonburg, Virginia area relative
to the above-referenced Low-Income Housing Tax Credit (LIHTC) project. We are concurrently preparing an
application report for BJS Harrisonburg Senior I, a phase of the Subject’s larger overall development.

The purpose of this market study is to assess the viability of the proposed 80-unit family-oriented
LIHTC/PBV/Section 811 project, restricted to households earning 40, 50, 60, and 80 percent of the Area
Median Income (AMI), or less. Of the total units, eight two and three-bedroom units at the 40 percent AMI level
will operate with project-based vouchers (PBV). Additionally, 10 one and two-bedroom units at the 40 percent
AMI level will operate under the Section 811 program. Tenants in the PBV and Section 811 units will pay 30
percent of their income towards rent. It should be noted that the Subject’s larger overall development will
include another phase, BJS Harrisonburg Senior I, that will consist of 84 units targeting senior households
earning 60 percent of the AMI, or less. An analysis of this phase is outside the scope of this report. The
following report provides support for the findings of the study and outlines the sources of information and the
methodologies used to arrive at these conclusions.

The scope of this report meets the requirements of Virginia Housing, including the following:

Inspecting the site of the proposed Subject, and its general location.

Analyzing the appropriateness of the proposed unit mix, rent levels, unit and complex amenities, and site.
Estimating the market rents, absorption rates and stabilized occupancy levels for the market area.
Investigating the general economic health and conditions of the multifamily rental market.

Calculating income bands, given the proposed Subject rents.

Estimating the number of income-eligible households.

Reviewing relevant public records and contacting appropriate public agencies.

Analyzing the economic and social conditions in the market area, in relation to the proposed project.
Establishing the Subject’s Primary and Secondary Market Area(s), if applicable.

Surveying competing projects, both LIHTC and market-rate.

The depth of discussion contained in the report is compliant with both the requirements of Virginia Housing
Market Study Guidelines and the market study guidelines promulgated by the National Council of Housing
Market Analysts (NCHMA). NCHMA is a professional organization chartered to promote the development of
high-quality market analysis for the affordable housing industry. Novogradac is a charter member of this
organization. NCHMA has compiled model content standards for market studies. This report, which
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Novogradac certifies as a NCHMA-compliant comprehensive market analysis full narrative report, conforms to
those standards; any slight modifications or departures from those standards are considered incidental. The
report and the conclusions are subject to the Assumptions and Limiting Conditions attached. This report
contains, to the fullest extent possible and practical, explanations of the data, reasoning, and analyses that
were used to develop the opinions contained herein. The depth of discussion contained in the report is specific
to the needs of the client.

Beverly J. Searles Foundation is the client in this engagement and intended user of this report. Furthermore,
Virginia Housing is an authorized user of this market study and Virginia Housing may rely on representations
made herein. As our client, Beverly J. Searles Foundation owns this report and permission must be granted
from them before another third party can use this document. We assume that by reading this report another
third party has accepted the terms of the original engagement letter including scope of work and limitations
of liability. We are prepared to modify this document to meet any specific needs of the potential uses under a
separate agreement.

The Stated Purpose of this assignment is for application. You agree not to use the Report other than for the
Stated Purpose, and you agree to indemnify us for any claims, damages or losses that we may incur as the
result of your use of the Report for other than the Stated Purpose. Without limiting the general applicability of
this paragraph, under no circumstances may the Report be used in advertisements, solicitations and/or any
form of securities offering.

The authors of this report certify that we are not part of the development team, owner of the Subject property,
general contractor, nor are we affiliated with any member of the development team engaged in the
development of the Subject property or the development’s partners or intended partners.

Pursuant to Virginia Housing requirements, we certify:

1. We have made a physical inspection of the site and market area.

2. The appropriate information has been used in the comprehensive evaluation of the need and demand
for the proposed rental units.

3. To the best of our knowledge the market can support the demand shown in this study. We understand
that any misrepresentation in this statement may result in the denial of participation in the Low Income
Housing Tax Credit Program in Virginia as administered by Virginia Housing.

4. No one at this firm has any interest in the proposed development or a relationship with the ownership
entity.

5. No one at this firm, nor anyone acting on behalf of the firm in connection with the preparation of this
report, has communicated to others that the firm is representing Virginia Housing or in any way acting
for, at the request of, or on behalf of Virginia Housing.

6. Compensation for our services is not contingent on this development receiving a LIHTC reservation or
allocation.

7. Evidence of our NCHMA membership is included.
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Please do not hesitate to contact us if there are any questions regarding the report or if Novogradac can be of
further assistance. It has been our pleasure to assist you with this project.

Respectfully submitted,

Novogradac

LU (A =3
Abby M. Cohen Lauren Lex
Partner Manager
Abby.Cohen@novoco.com Lauren.Lex@novoco.com

240-235-1705

(seolne Meimesy” AR

Caroline McGimsey Brenden Goldman
Analyst Junior Analyst Intern
Caroline.McGimsey@novoco.com Brenden.Goldman@novoco.com
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EXECUTIVE SUMMARY

Subject Site and Location:

Surrounding Land Uses:

Site Description:
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BJS Harrisonburg Family | (Subject) is a proposed LIHTC/PBV/Section
811 apartment property that will be located at 280 West Mosby Road
in Harrisonburg, Harrisonburg City, Virginia. The maximum tenant
income will be restricted to the 80 percent AMI level. Of the total units,
eight two and three-bedroom units at the 40 percent AMI level will
operate with project-based vouchers (PBV). Additionally, 10 one and
two-bedroom units at the 40 percent AMI level will operate under the
Section 811 program. Tenants in the PBV and Section 811 units will
pay 30 percent of their income towards rent. The Subject will offer
eight one-bedroom units, 42 two-bedroom units, and 30 three-
bedroom units in one, four-story, midrise, elevator-serviced
residential building. Construction is scheduled to begin in May 2025
with completion anticipated in October 2026. It should be noted that
the Subject’s larger overall development will include another phase,
BJS Harrisonburg Senior | that will consist of 84 units targeting senior
households earning 60 percent of the AMI, or less. An analysis of this
phase is outside the scope of this report.

The Subject site is located along the eastern border of Harrisonburg.
Land uses to the north of the Subject include vacant land that will be
co-developed with the Subject’s other phase, BJS Harrisonburg
Senior |. Land uses farther north, along Pear Street, consist of single-
family homes in average condition. North of Pear Street are single-
family homes under construction and new construction single-family
homes in excellent condition. East of the Subject site are
condominiums in average condition, a vacant single-family home,
and townhomes in average condition. Also east is agricultural land
and farther east are retail uses in generally average condition. Land
uses to the south of the Subject site consists of vacant wooded land,
agricultural land, and duplexes in good condition. Farther south are
automotive dealerships and retail uses in generally average
condition. Land uses to the west of the Subject site consist single-
family homes in average condition, manufactured homes in average
condition, and a house of worship in good condition. Farther west is
agricultural land and scattered single-family homes. Commercial
areas in Harrisonburg are approximately 90 percent occupied.

The overall Subject site is irregular in shape and has frontage along
the north side of West Mosby Road and the east side of Pear Street.
The portion of the site for the proposed Subject is 7.87 acres, or
342,817 square feet. The portion of the site for BJS Harrisonburg
Senior |, the phase of the Subject’s larger overall development that
will consist of 84 units targeting seniors is 4.33 acres, or 188,615
square feet. Thus, the overall site for both phases of the Subject’s
larger overall development is 12.20 acres, or 522,720 square feet.
The site exhibits topography that is gently sloping and is not located
in a floodplain. Upon completion, the Subject will consist of one, four-
story, midrise, elevator-serviced residential building. The Subject will



Scope of Construction:

Proposed Rents:

Unit Type

Unit Size

(SF)
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Number of
Units

offer 124 off-street surface parking spaces at the property for no
additional fees.

The proposed Subject will be new construction. The proposed Subject
is anticipated to begin construction in May 2025 with completion
anticipated in October 2026. The Subject site will be improved with
one, four-story, midrise, elevator-serviced residential building.

The following table details the proposed rents for the Subject’s units.

PROPOSED RENTS

2BR/ 2BA
2BR/ 2BA
3BR/ 2BA
3BR/ 2BA

1BR/ 1BA
2BR/ 2BA

2BR/ 2BA
3BR/ 2BA

2BR/ 2BA
3BR/ 2BA

2BR/ 2BA
3BR/ 2BA

912
1,056
1,082
1,309

654
1,056

912
1,082

912
1,082

912
1,082

RN R

N 00

10
10
80

Utility 2024 LIHTC 2024 HUD
Asking Rent Allowance Rent Maximum Allowable Fair Market
(1) en Gross Rent Rents
@40% (PBV)
$1,063 $140 $1,203 $801 $1,203
$1,063 $140 $1,203 $801 $1,203
$1,454 $165 $1,619 $926 $1,619
$1,454 $165 $1,619 $926 $1,619
@40% (Sec 811)
$813 $114 $927 $667 $927
$1,063 $140 $1,203 $801 $1,203
@50%
$861 $140 $1,001 $1,001 $1,203
$993 $165 $1,158 $1,158 $1,619
@60%
$1,061 $140 $1,201 $1,201 $1,203
$1,224 $165 $1,389 $1,389 $1,619
@80%
$1,462 $140 $1,602 $1,602 $1,619
$1,688 $165 $1,853 $1,853 $1,366

Notes (1) Source of Utility Allowance provided by the Developer.

Target Household Income Levels:

:0 NOVOGRADAC..

The Subject is a proposed LIHTC/PBV/Section 811 property that will
offer a total of 80 units, all of which are revenue-generating. Of the
total units, eight two and three-bedroom units at the 40 percent AMI
level will operate with project-based vouchers (PBV). Additionally, 10
one and two-bedroom units at the 40 percent AMI level will operate
under the Section 811 program. Tenants in the PBV and Section 811
units will pay 30 percent of their income towards rent. The Subject’s
proposed rents at the 40 percent AMI level are contract rents and are
set above the 2024 maximum allowable levels. Thus, if the Subject
were to lose the rental subsidies, the proposed rents for these units
would have to be lowered to comply with the LIHTC program
requirements. The Subject’s proposed rents at the 50, 60, and 80
percent AMI levels are set at the 2024 maximum allowable levels.

Based on the proposed unit mix and rent levels, the range of annual
household income levels is depicted below.



Unit

Type

Minimum Maximum
Allowable Allowable
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INCOME LIMITS - AS PROPOSED

Minimum Maximum Minimum Maximum
Allowable Allowable Allowable Allowable

Minimum  Maximum
Allowable Allowable

Minimum Maximum
Allowable Allowable

Income Income Income Income Income Income Income Income Income Income
@40% (PBV) @40% (Sec 811) @50% @60% @80%
1BR - - $0 $28,480 - - - - - -
2BR $0 $32,040 $0 $32,040 $34,320 | $40,050 | $41,177 | $48,060 | $54,926 | $64,080
3BR $0 $38,480 - - $39,703 | $48,100 | $47,623 | $57,720 | $63,531 | $76,960

INCOME LIMITS - ABSENT SUBSIDY

Minimum Maximum Minimum Maximum Minimum Maximum Minimum Maximum
Allowable Allowable Allowable Allowable Allowable Allowable Allowable Allowable
Income Income Income Income Income Income Income Income
@40% @50% @60% @80%
1BR $22,869 $28,480 - - - - - -
2BR $27,463 $32,040 $34,320 $40,050 $41,177 $48,060 $54,926 $64,080
3BR $31,749 $38,480 $39,703 $48,100 $47,623 $57,720 $63,531 $76,960

Economic Conditions

Employment in the PMA is concentrated in educational services, manufacturing, and healthcare/social
assistance, which collectively comprise 38.9 percent of local employment. The large share of PMA employment
in manufacturing is notable as this industry is historically volatile, and prone to contraction during economic
recessions. However, the PMA also has a significant share of employment in the healthcare/social assistance
industry, which typically exhibits greater stability during recessionary periods. Since 2012, employment growth
in the MSA trailed the nation in all but two years. Employment in the MSA declined by 5.7 percent in 2020
amid the pandemic, similar to the overall nation. The MSA subsequently recovered all pandemic-related job
losses, and employment levels are currently at a post-recessionary record. As of April 2024, employment in
the MSA is increasing at an annualized rate of 0.9 percent, similar to the 0.3 percent growth reported across
the nation. According to the latest labor statistics, dated April 2024, the current MSA unemployment rate is
2.2 percent. This is well below the current national unemployment rate of 3.5 percent.

Primary Market Area

We determined the Primary Market Area (PMA) based on our conversations with local market participants
including property managers, as well as our physical inspection of the market. The PMA is generally defined
as the communities of Harrisonburg, Hinton, Rushville, Montezuma, Dayton, Bridgewater, Pleasant Valley,
Massanetta Springs, and Keezletown, as well as portions of Singers Glen, Linville, Zenda, Penn Laird, Cross
Keys, Mt. Crawford, Clover Hill, and Lilly. The PMA boundaries are: Armentrouth Path, Fridleys Gap Road,
Fellowship Road, Longs Pump Road, Linville Edom Road, and Green Hill Road to the north; the Ridge-and-
Valley Appalachians mountain range, Cross Keys Road, and Port Republic Road to the east; Artillery Road,
Friedens Church Road, Lee Highway, Airport Road, and Spring Creek Road to the south; and Spring Creek
Road, Clover Hill Road, Whitmore Shop Road, Singers Glen Road to the west. The PMA encompasses 153
square miles. We believe that additional support will originate from areas outside of the established PMA. We
estimate a leakage of 10 percent. To provide a broader economic context for the Subject, we also include a
Secondary Market Area (SMA). The secondary market area (SMA) for the Subject is the Harrisonburg, VA
Metropolitan Statistical Area (MSA), which consists of Rockingham County. The MSA encompasses 1,041
square miles. We include economic indicators for the SMA regarding employment and unemployment trends.
In addition, our demographic analysis utilizes the SMA as an additional area of comparison for population and
household trends.

:0 NOVOGRADAC.. 4
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Demographic Data

Population in the PMA increased at an annualized rate of 1.0 percent between 2010 and 2023. Comparatively
the MSA and the nation experienced an annualized growth rate of 0.7 percent. The percentage of renter
households in the PMA declined between 2010 and 2023 and is estimated to be 45.6 percent as of 2023.
This is more than the estimated 35 percent renter households across the overall nation. The median income
in the PMA as of 2023 is similar to the MSA and overall nation. According to ESRI demographic projections,
population, household, and median income levels are all expected to rise through 2028. Overall, the
combination of rising population and median household income bodes well for future demand for multifamily
housing.

Vacancy
The following table summarizes overall weighted vacancy levels at the surveyed properties.
OVERALL VACANCY
Total Vacant
Property Name Program Tenancy Units Units Vacancy %
Chestnut Ridge Apartments | LIHTC Family 100 0 0.0%
Chestnut Ridge Apartments Il LIHTC Family 48 0 0.0%
Robinson Park LIHTC Family 88 4 4.5%
The Colonnade At Rocktown LIHTC/Market Family 66 0 0.0%
Deer Run Apartments Market Family 144 0 0.0%
Hillmont Apartments Market Family 228 3 1.3%
Longview Oaks Apartments Market Family 138 0 0.0%
Meriwether Hills Market Family 165 0 0.0%
Park Apartments Market Family 136 0 0.0%
The Greens At Chestnut Ridge Market Family 150 0 0.0%
LIHTC Total 302 4 1.3%
Market Total 961 3 0.3%
Overall Total 1,263 7 0.6%

The comparables reported vacancy rates ranging from zero to 4.5 percent, with an overall weighted average
of 0.6 percent. Managers at three of the four LIHTC properties reported being fully occupied. The average
vacancy rate reported by the affordable comparables was 1.3 percent, above the 0.3 percent average reported
by the market rate properties. Additionally, all of the LIHTC comparables reported maintaining waiting lists.
The waiting lists at some of these properties are extensive. The contact at Robinson Park reported that all four
vacant units are pre-leased. All of the market rate properties reported vacancy rates of 1.3 percent or less.
Based on the performance of the LIHTC comparables, we expect the Subject will operate with a vacancy rate
of approximately five percent or less upon completion and stabilization.

The following table details vacancy by bedroom type for the comparable properties surveyed:

VACANCY BY BEDROOM TYPE

Property Name Rent Structure Tenancy 1BR 2BR 3BR Overall
Chestnut Ridge Apartments | LIHTC Family - 0.0% 0.0% 0.0%
Chestnut Ridge Apartments lI LIHTC Family - 0.0% 0.0% 0.0%
Robinson Park LIHTC Family 0.0% 6.8% 3.1% 4.5%
The Colonnade At Rocktown LIHTC/ Market Family 0.0% 0.0% 0.0% 0.0%
Deer Run Apartments Market Family 0.0% 0.0% 0.0% 0.0%
Hillmont Apartments Market Family - - - 1.3%
Longview Oaks Apartments Market Family - - - 0.0%
Meriwether Hills Market Family - - - 0.0%
Park Apartments Market Family 0.0% 0.0% 0.0% 0.0%
The Greens At Chestnut Ridge Market Family 0.0% 0.0% 0.0% 0.0%

:0 NOVOGRADAC.. 5
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The Subject will consist of one, two, and three-bedroom units. The vacancy rates for all unit types are
considered low to moderate. It should be noted that the contact at the one LIHTC comparable with vacant
units reported that all of the vacant units at this property have been pre-leased. Additionally, all of the LIHTC
comparables reported maintaining waiting lists. The waiting lists at some of these properties are extensive.
This supports that there is demand for additional rental housing in the market. The Subject is not expected to
negatively impact the existing properties in the market.

Absorption Estimate

The following table details the absorption paces of recently completed properties in the Harrisonburg region.

ABSORPTION
Total Absorption . .
Property Name Program Tenancy Units (units/month) Distance to Subject
Brookdale Apartments LIHTC Family Charlottesville 2019 96 8 35.3 miles
Round Hill Meadows LIHTC Family Orange 2013 100 10 44.0 miles
Treesdale Apartments LIHTC Family Charlottesville 2012 88 11 32.4 miles
Average Affordable 95 10
Average Market N/A N/A
Overall Average 95 10

It should be noted that we were only able to obtain absorption data for one property in Harrisonburg, Altitude
At Stone Port, and this property is a student housing development that reported an absorption rate of 18 units
per month. Due to the tenancy of Altitude At Stone Port, we obtained additional absorption data from three
properties within 45.0 miles of the Subject in Charlottesville and Orange. These properties were completed
over the 2012 to 2019 period. These properties reported absorption rates ranging from eight to 11 units per
month, with an overall average of 10 units per month. Overall, we expect the Subject will experience an
absorption rate of 10 units per month. This equates to an absorption period of approximately eight months.

Summary of Competitive Market Conditions

In general, we believe there is demand in the marketplace for the Subject as proposed. The Subject will be
well-positioned in the market as a newly constructed property, and generally in slightly superior to superior
condition to the majority of the comparable properties. The market exhibits strong demand for both affordable
and market rate housing, with limited vacancy. Further, the comparable LIHTC properties reported an overall
average vacancy rate of 1.3 percent. Based on the performance of the comparable properties, we expect the
Subject to operate with an annual vacancy loss of five percent, or less. Our estimated achievable market rents
for the Subject are illustrated below.

SUBJECT COMPARISON TO MARKET RENTS

Pro . Subject
. Surveyed Surveyed Surveyed Achievable

Unit Type Rent Level Square Feet Fg;nr:f Min Max Average Market Rent

1BR/1BA @40% (Sec 811) 654 $553* $525 $1,450 $1,057 $1,200 81%
2BR/2BA @40% (PBV) 912 $661* $724 $1,665 $1,350 $1,475 55%
2BR/2BA @40% (PBV) 1,056 $661* $724 $1,665 $1,350 $1,525 57%
2BR/2BA @40% (Sec 811) 1,056 $661* $724 $1,665 $1,350 $1,525 57%
2BR/2BA @50% 912 $861 $724 $1,665 $1,350 $1,475 42%
2BR/2BA @60% 912 $1,061 $724 $1,665 $1,350 $1,475 28%
2BR/2BA @80% 912 $1,462 $724 $1,665 $1,350 $1,475 1%
3BR/2BA @40% (PBV) 1,082 $761* $1,231 $1,820 $1,613 $1,700 55%
3BR/2BA @40% (PBV) 1,309 $761* $1,231 $1,820 $1,613 $1,750 58%
3BR/2BA @50% 1,082 $993 $1,231 $1,820 $1,613 $1,700 42%
3BR/2BA @60% 1,082 $1,224 $1,231 $1,820 $1,613 $1,700 28%
3BR/2BA @80% 1,082 $1,688 $1,231 $1,820 $1,613 $1,700 1%

*Subject’s achievable rents are shown for the 40% AMI units.

:0 NOVOGRADAC.. 6



BSJ HARRISONBURG FAMILY | - HARRISONBURG, VIRGINIA - MARKET STUDY

Demand

The demand analysis illustrates demand for the Subject based on capture rates of income-eligible renter
households. When viewing total income-eligible renter households the calculation illustrates an overall capture
rate of 0.7 percent, as proposed, and 1.1 percent, absent subsidy.

DEMAND CONCLUSIONS
Calculation As Proposed Absent Subsidy

@40% (PBV) 0.2% 0.6%
@40% (Sec 811) 0.2% 0.6%

@50% 1.5% -

@60% 1.2% -

@80% 1.8% -
All Units 0.7% 1.1%
Annual Demand 1.6% 2.5%
Penetration Rate Methodology One 0.7% 1.1%
Penetration Rate Methodology Two 5.6% 4.4%

These capture rates are reasonable taking into account the other indications of demand such as low vacancy
rates and waiting lists reported by the comparable properties. The Demand Analysis illustrates demand for
the Subject based on captures rates of income-eligible renter households. The annual demand calculation
indicates there are approximately 4,731 units and 3,042 units of demand in the first year of the Subject's
operation for the Subject's as proposed and absent subsidy scenarios, respectively. The Subject will need to
accommodate 76 units of demand in order to stabilize at 95 percent occupancy. The demand analysis
illustrates adequate demand for the Subject’s units. Additionally, all penetration rates as proposed and
absent subsidy are low and indicative of demand for additional affordable housing supply such as the Subject.

The Virginia Housing net demand and capture rate table illustrates demand for the Subject based on capture
rates of income-eligible renter households. The following table illustrates the conclusions from this table in
the as proposed scenario. It should be noted that the Subject’s larger overall development will include BJS
Harrisonburg Senior |, a phase that will consist of 84 units targeting senior households earning 60 percent
of the AMI, or less. An analysis of this phase is outside the scope of this report. As this phase of the Subject’s
larger overall development will target a senior tenancy it will not be considered directly competitive with the
Subject. As such, we have not deducted any units in our demand analysis.

Project Wide Capture Rate - LIHTC Units 1.8%

Project Wide Capture Rate - Market Units N/A
Project Wide Capture Rate - All Units 1.8%

Project Wide Absorption Period (Months) 8 months

The following table illustrates the conclusions from this table in the absent subsidy scenario.

Project Wide Capture Rate - LIHTC Units 2.8%

Project Wide Capture Rate - Market Units N/A
Project Wide Capture Rate - All Units 2.8%

Project Wide Absorption Period (Months) 8 months
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These capture rates are very low. We believe there is sufficient demand for the Subject based on the high
occupancy rates among the majority of the LIHTC comparables, as well as the prevalence of waiting lists at all
of LIHTC comparables.

Strengths
e The Subject will exhibit excellent condition as a new construction development, slightly superior to
superior to the comparable properties.

e The Subject will offer a midrise, elevator-serviced design, similar to slightly superior to the
comparables.

e All of the LIHTC comparable properties reported maintaining waiting lists. The waiting lists at some of
these LIHTC properties are extensive.

All of the comparable LIHTC properties reported achieving 2023 or 2024 maximum allowable rents.

e There is ample demand for affordable housing as evidenced by low capture rates and low vacancy
rates at the comparable properties.

Weaknesses
e There are no identified weaknesses of the proposed Subject.

Recommendations and Overall Conclusion
In general, we believe there is demand in the marketplace for the Subject as proposed. We recommend no
changes for the Subject property.
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INTRODUCTION AND SCOPE OF WORK

Report Description:

Developer/Client Information:

Intended Use and Users of the
Report:

Type of Report:

Scope of the Report:

Effective Date:

:0 NOVOGRADAC..

Novogradac has performed a comprehensive market study of the
multifamily rental market in the Harrisonburg, Virginia area relative to
BSJ  Harrisonburg Family |, a proposed family-oriented
LIHTC/PBV/Section 811 development. The Subject's units will be
restricted to households earning 40, 50, 60, and 80 percent of the Area
Median Income (AMI), or less. Of the total units, eight two and three-
bedroom units at the 40 percent AMI level will operate with project-
based vouchers (PBV). Additionally, 10 one and two-bedroom units at
the 40 percent AMI level will operate under the Section 811 program.
Tenants in the PBV and Section 811 units will pay 30 percent of their
income towards rent. The Subject will consist of eight one-bedroom
units, 42 two-bedroom units, and 30 three-bedroom units contained in
one, fourstory, midrise, elevator-serviced residential building.
Construction is scheduled to begin in May 2025 with completion
anticipated in October 2026. Upon completion, the Subject will be in
excellent condition.

Beverly J. Searles Foundation.

Beverly J. Searles Foundation is the Client for this market study. Along
with the Client, the Intended Users are representatives of Virginia
Housing and potential investors. The Subject report will be submitted to
Virginia Housing as part of an application for tax credits.

Comprehensive Market Analysis Full Narrative Report

= Analyzing the appropriateness of the proposed unit mix, rent levels,
unit and complex amenities, and site.

= |n-person inspection of the Subject site and its general location.

= Estimating the market rents, absorption rates and stabilized
occupancy levels for the market area.

= Investigating the general economic health and conditions of the
multifamily rental market.

= Estimating the number of income-eligible households and
performing an analysis of relevant demographic demand for the
Subject.

= Complete a by-bedroom capture rate analysis that analyzes the level
of potential income-eligible tenants in the Primary Market Area.

= Reviewing relevant public records and contacting public agencies.

= Analysis of the economic and social conditions in the market area,
in relation to the project.

= Establishing the Subject’s Primary Market Area, if applicable.

= Surveying competing projects, both LIHTC and market-rate.

The Subject site was inspected on July 11, 2024, which shall serve as
the effective date of this report.
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Primary Contacts for the Report: Abby Cohen - Abby.Cohen@novoco.com and 240-235-1705
Lauren Lex - Lauren.Lex@novoco.com
Caroline McGimsey - Caroline.McGimsey@novoco.com
Brenden Goldman - Brenden.Goldman@novoco.com
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The project description will discuss the physical features of the Subject, the proposed unit mix, and rents.

Subject Property Description:

:0 NOVOGRADAC..

BJS Harrisonburg Family Phase | (Subject) is the proposed
new construction of an 80-unit LIHTC/PBV/Section 811
family development to be funded with Low-Income Housing
Tax Credits (LIHTC). The portion of the site for the proposed
Subject is 7.87 acres, or 342,817 square feet. The portion
of the site for BJS Harrisonburg Senior Phase |, a phase of
the Subject’s larger overall development that will consist of
84 units targeting seniors is 4.33 acres, or 188,615 square
feet. Thus, the overall site for both phases of the Subject’s
larger overall development is 12.20 acres, or 531,432
square feet. The Subject will be located at 280 West Mosby
Road, Harrisonburg, Virginia 22801. Upon completion, the
Subject will consist of one, four-story, midrise, elevator-
serviced residential building offering a total of 80 one, two,
and three-bedroom units. It should be noted that the Subject
of this report is the first phase of the Subject’s larger overall
development, which will also include BJS Harrisonburg
Senior Phase I. The senior phase will be located in a building
adjacent to the Subject on the same site.

The Subject's units will be restricted to households earning
40, 50, 60, and 80 percent of AMI, or less. Of the total units,
eight two and three-bedroom units at the 40 percent AMI
level will operate with project-based vouchers (PBV).
Additionally, 10 one and two-bedroom units at the 40
percent AMI level will operate under the Section 811
program. Tenants in the PBV and Section 811 units will pay
30 percent of their income towards rent. Notable amenities
will include a business center, community room, a courtyard,
elevators, an exercise facility, central laundry facility, on-site
management, picnic area, playground, Wi-Fi in the common
areas, adult education including finance, job training, and
dietary classes, balconies/patios, dishwashers, garbage
disposals, microwaves, vinyl plank flooring, walk-in closets,
washer/dryer hookups, an intercom system, limited access,
and video surveillance. Construction is set to begin in May
2025 with anticipated competition in October 2026.

The Subject’s overall development will be a 164-unit
affordable mixed-tenancy development, with the Subject
offering 80 units targeting families and BJS Harrisonburg
Senior | offering 84 units targeting seniors. An analysis of
this phase is outside the scope of this report. The Subject’s
units will be restricted to households earning 40, 50, 60, and
80 percent of AMI, or less.
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Target Population and Occupancy Type:

Proposed Rents:

Unit Type

Unit Size
(SF)

Number of
Units

Asking Rent Allowance

The Subject’s units will be contained within one, four-story,
midrise, elevator-serviced residential building,.

The proposed Subject will target one to five person
households earning 40, 50, 60, and 80 percent of the AMI
or below. Based on the unit mix and proposed rent levels,
the qualifying annual incomes for the Subject’s proposed
units will range from $0 to $76,960 as proposed and
$22,869 to $76,960 absent subsidy.

The following table details the proposed rents for the
Subject’s units.

PROPOSED RENTS

Utility ross 2024 LIHTC 2024 HUD
Rent Maximum Allowable Fair Market
(1) Gross Rent Rents

2BR/ 2BA
2BR/ 2BA
3BR/ 2BA
3BR/ 2BA

1BR/ 1BA
2BR/ 2BA

2BR / 2BA
3BR/ 2BA

2BR/ 2BA
3BR/ 2BA

2BR/ 2BA
3BR/ 2BA

912
1,056
1,082
1,309

654
1,056

912
1,082

912
1,082

912
1,082

AR NBR

N 00

10
10
80

@40% (PBV)

$1,063 $140 $1,203 $801 $1,203
$1,063 $140 $1,203 $801 $1,203
$1,454 $165 $1,619 $926 $1,619
$1,454 $165 $1,619 $926 $1,619
@40% (Sec 811)
$114 $927 $667 $927
$1,063 $140 $1,203 $801 $1,203
@50%
$140 $1,001 $1,001 $1,203
$165 $1,158 $1,158 $1,619
@60%
$1,061 $140 $1,201 $1,201 $1,203
$1,224 $165 $1,389 $1,389 $1,619
@80%
$1,462 $140 $1,602 $1,602 $1,619
$1,688 $165 $1,853 $1,853 $1,366

Notes (1) Source of Utility Allowance provided by the Developer.

:0 NOVOGRADAC..

The Subject is a proposed LIHTC/PBV/Section 811 property
that will offer a total of 80 units, all of which are revenue-
generating. Of the total units, eight two and three-bedroom
units at the 40 percent AMI level will operate with project-
based vouchers (PBV). Additionally, 10 one and two-
bedroom units at the 40 percent AMI level will operate under
the Section 811 program. Tenants in the PBV and Section
811 units will pay 30 percent of their income towards rent.
The Subject’s proposed rents at the 40 percent AMI level are
contract rents and are set above the 2024 maximum
allowable levels. Thus, if the Subject were to lose the rental
subsidies, the proposed rents for these units would have to
be lowered to comply with the LIHTC program requirements.
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The Subject’s proposed rents at the 50, 60, and 80 percent

AMI levels are set at the 2024 maximum allowable levels.
Assisted Housing Program: Of the total units, eight two and three-bedroom units at the
40 percent AMI level will operate with project-based
vouchers (PBV). Additionally, 10 one and two-bedroom units
at the 40 percent AMI level will operate under the Section
811 program. Tenants in the PBV and Section 811 units will
pay 30 percent of their income towards rent.
Construction Date: The Subject is anticipated to begin construction in May 2025
and be completed in October 2026.

Target Household Income Levels: Based on the proposed restrictions, the range of annual

household income levels is depicted below.

INCOME LIMITS - AS PROPOSED

Unit Minimum Maximum  Minimum Maximum Minimum Maximum Minimum Maximum Minimum Maximum
Type Allowable Allowable Allowable Allowable Allowable Allowable Allowable Allowable Allowable Allowable
Income Income Income Income Income Income Income Income Income Income
@40% (PBV) @40% (Sec 811) @50% @60% @80%
1BR - - $0 $28,480 - - - - - -
2BR $0 $32,040 $0 $32,040 $34,320 $40,050 $41,177 $48,060 $54,926 $64,080
3BR $0 $38,480 - - $39,703 $48,100 $47,623 $57,720 $63,531 $76,960
INCOME LIMITS - ABSENT SUBSIDY

Minimum Maximum Minimum Maximum Minimum Maximum Minimum Maximum
Allowable Allowable Allowable Allowable Allowable Allowable
Allowable Income Allowable Income
Income Income Income Income Income Income
@40% @50% @60% @80%

1BR $22,869 $28,480 - - - - - -
2BR $27,463 $32,040 $34,320 $40,050 $41,177 $48,060 $54,926 $64,080
3BR $31,749 $38,480 $39,703 $48,100 $47,623 $57,720 $63,531 $76,960

Utility Structure: Tenants at the Subject will be responsible for electric heat,
hot water, cooking, central air conditioning, general
electricity expenses, cold water and sewer expenses. The
trash removal expenses will be paid by the landlord. The
comparable properties’ utility structures are illustrated in the
respective property summaries and are adjusted
appropriately to account for differences relative to the
Subject’s utility structure, based on the one-exposed wall
utility allowances provided by Virginia Housing, effective July
1, 2024.
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HOUSING AUTHORITY UTILITY ALLOWANCE

Utility and Source Paid By 1BR 2BR 3BR
Heating - electric Tenant $34 $44 $54
Cooking - electric Tenant $5 $6 $8
Electric Tenant $20 $25 $31
Air Conditioning - central Tenant $9 $12 $14
Hot Water - electric Tenant $17 $22 $26
Cold Water Tenant $27 $34 $42
Sewer Tenant $33 $42 $52
Trash Landlord $15 $15 $15
TOTAL - Paid by Landlord $15 $15 $15

TOTAL - Paid by Tenant
TOTAL - Paid By Tenant Provided by Developer

$145 $185 $227
$114 $140 $165

% Delta (Developer / Housing Authority)

79% 76% 73%

Source: Virginia Housing, effective July 2024

Unit Mix:

The developer utility allowance estimates are below those of
Virginia Housing. The Virginia Housing estimates are used to
adjust the comparable properties with differing utility structures
to the Subject’s utility structure for an “apples-to-apples”
comparison.

The following table illustrates the Subject’s proposed detailed
unit mix and unit sizes, as provided by the developer:

UNIT MIX AND SQUARE FOOTAGE

Unit Type

1BR / 1BA
2BR/ 2BA
2BR/ 2BA
3BR/ 2BA
3BR/ 2BA
TOTAL

Number of Unit Size Net Leasable

Units (SF) Area
8 654 5,232
38 912 34,656
4 1,056 4,224
26 1,082 28,132
4 1,309 5,236
80 77,480

Net Leasable Area:

Unit Amenities:

Common Area Amenities:

Parking:

:0 NOVOGRADAC..

Approximately 77,480 square feet, as illustrated above.

The Subject unit amenities will consist of balconies/patios,
blinds, carpeting in the bedrooms, central air conditioning, coat
closets, dishwashers, ceiling fans, garbage disposals,
microwaves, range/ovens, refrigerators, vinyl plank flooring in
the living areas, walk-in closets, and washer/dryer hookups.

The Subject common area amenities will consist of a business
center, clubhouse, courtyard, elevators, an exercise facility,
central laundry facility, on-site management, a picnic area,
playground, and Wi-Fi in the common areas.

The Subject will offer 124 off-street parking spaces, which
equates to approximately 1.6 spaces per unit. There is no fee
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Number of Stories and Buildings:

Americans with
Disabilities Act of 1990:

Quality of Construction Condition

and Deferred Maintenance:

Functional Utility:

Architectural Plans:

Conclusion:

:0 NOVOGRADAC..

for parking. We expect the number of parking spaces will be
adequate.

There will be one, four-story, midrise, elevator-serviced
residential building. The Subject will exhibit excellent overall
condition following completion.

As newly constructed development, we assume the Subject
property will not have any violations of the Americans with
Disabilities Act of 1990.

We anticipate that the Subject will be constructed using good-
quality materials. As new construction, the Subject will not
suffer from deferred maintenance and will be in excellent
condition.

We were provided with preliminary floor plans for the Subject’s
overall development. Based upon our review of the Subject
floor plans, as well as the site inspection and local interviews,
we believe the Subject will be functional upon completion.
Copies of the floor plans are included in the Addenda of this
report.

We were provided with preliminary architectural plans for the
Subject’'s overall development. A copy of the site and
architectural plans are included in the addenda of this report.

The Subject property is a proposed 80-unit new construction
LIHTC/PBV/Section 811 development that will be in excellent
condition following construction. As a new construction
development with market-oriented floor plans, the Subject will
not suffer from functional obsolescence and will provide good
utility for its intended use. Additionally, the Subject will be
amongst the newest supply of affordable housing in the market
and will be superior to the existing supply of affordable
housing.
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BJS Harrisonburg Family |

Location 280 W Mosby Rd
Harrisonburg, VA 22801
Harrisonburg City

Units 80

Type Midrise
(4 stories)

Year Built / Renovated 2026 / N/A

Program @40% (PBV), @40% (Sec Leasing Pace N/A
811), @50%, @60%, @80%

Annual Turnover Rate N/A Change in Rent (Past Year) N/A

Units/Month Absorbed N/A Concession

Section 8 Tenants N/A

Utilities

A/C not included — central Other Electric not included
Cooking not included — electric Water not included
Water Heat not included — electric Sewer not included
Heat not included — electric Trash Collection included
Beds Baths Type Units  Size (SF) Rent Concession Restriction Waiting Vacant Vacancy Max
(monthly) List Rate rent?
4 1 Midrise (4 stories) 8 654 $813 $0 @40% (Sec 811) N/A N/A N/A N/A
2 2 Midrise (4 stories) 1 912 $1,063 $0 @40% (PBV) N/A N/A N/A N/A
2 2 Midrise (4 stories) 2 1,056 $1,063 $0 @40% (PBV) N/A N/A N/A N/A
2 2 Midrise (4 stories) 2 1,056 $1,063 $0 @40% (Sec 811) N/A N/A N/A N/A
2 2 Midrise (4 stories) 16 912 $861 $0 @50% N/A N/A N/A yes
2 2 Midrise (4 stories) 14 912 $1,061 $0 @60% N/A N/A N/A yes
2 2 Midrise (4 stories) 10 912 $1,462 $0 @80% N/A N/A N/A yes
3 2 Midrise (4 stories) 1 1,082 $1,454 $0 @40% (PBV) N/A N/A N/A N/A
3 2 Midrise (4 stories) 4 1,309 $1.454 $0 @40% (PBV) N/A N/A N/A N/A
3 2 Midrise (4 stories) 8 1,082 $993 $0 @50% N/A N/A N/A yes
3 2 Midrise (4 stories) 7 1,082 $1,224 $O @60% N/A N/A N/A yes
3 2 Midrise (4 stories) 10 1,082 $1,688 @80% N/A N/A N/A yes

In-Unit Balcony/Patio Security Intercom (Buzzer)
Blinds Limited Access
Carpeting Video Surveillance
Central A/C

Coat Closet

Dishwasher

Ceiling Fan

Garbage Disposal

Microwave

Oven

Refrigerator

Vinyl Plank Flooring

Walk-In Closet

Washer/Dryer hookup

Business Center/Computer Lab
Clubhouse/Meeting Room/Community
Room

Courtyard

Elevators

Exercise Facility

Central Laundry

Off-Street Parking

On-Site Management

Picnic Area

Playground

Wi-Fi

Premium none

Property

Services Adult Education Other none

Comments
This is a proposed development that will consist of one, four-story, midrise, elevator-serviced residential building. The utility allowances for the one,
two, and three-bedroom units are $114, $140, and $165, respectively. Construction is set to begin May 2025 and be complete in October 2026.

:0 NOVOGRADAC..
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The location of a multifamily property can have a substantial negative or positive impact upon the
performance, safety and appeal of the project. The site description will discuss the physical features of the
site, as well as layout, access issues, and traffic flow.

Source: Google Earth, July 2024.

Subject Site Location:

Size:

Shape:
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BJS Harrisonburg Senior |
(phase of Subject’s Larger
overall development)

The Subject site is located at 280 West Mosby Road in
Harrisonburg, VA 22801.

The portion of the site for the proposed Subject is 7.87 acres,
or 342,817 square feet. The portion of the site for BJS
Harrisonburg Senior I, the phase of the Subject’s larger
overall development that will consist of 84 units targeting
seniors, is 4.33 acres, or 188,615 square feet. Thus, the
overall site for both phases of the Subject’s larger overall
development is 12.20 acres, or 522,720 square feet.

The Subject site is irregular in shape.
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Frontage: The Subject site has frontage along the north side of West
Mosby Road and the east side of Pear Street.

Topography: The Subject site exhibits topography that is gently sloping to
the south.

Utilities: All utilities are available to the site.

Visibility/Views: The Subject site has excellent visibility along West Mosby

Road and Pear Street. Views to the north include single-family
homes in average condition, vacant land, and new
construction single-family homes in excellent condition. To
the east, views consist of owner-occupied condominiums in
average condition and a vacant single-family home and barn.
To the south, views consist of vacant land and townhomes in
excellent condition. To the west, views consist of single-family
homes in average condition, an automotive repair shop in
average condition, and manufactured homes in average
condition. Overall, visibility is considered good, and views are
average.

Surrounding Land Uses: The Subject site is located along the eastern border of
Harrisonburg. Land uses to the north of the Subject include
vacant land that will be co-developed with the Subject’s other
phase, BJS Harrisonburg Senior I. Land uses farther north,
along Pear Street, consist of single-family homes in average
condition. North of Pear Street are single-family homes under
construction and new construction single-family homes in
excellent condition. East of the Subject site are
condominiums in average condition, a vacant single-family
home, and townhomes in average condition. Also east is
agricultural land and farther east are retail uses in generally
average condition. Land uses to the south of the Subject site
consists of vacant wooded land, agricultural land, and
duplexes in good condition. Farther south are automotive
dealerships and retail uses in generally average condition.
Land uses to the west of the Subject site consist single-family
homes in average condition, manufactured homes in average
condition, and a house of worship in good condition. Farther
west is agricultural land and scattered single-family homes.
Commercial areas in Harrisonburg are approximately 90
percent occupied.
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Duplex north of the Subject site

site

& 2 = i |
Millwood Condominiums (owner-occupied) south of the
Subject site

o0

Retail uses east of the Subject site Retail uses east of the Su ject site
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Single-family home west of the Subject site House of worship west of the Subject site
Access and Traffic Flow: The Subject is accessible from West Mosby Road, which is a
lightly-trafficked two-lane road traversing generally
southwest/east. West Mosby Road provides access to
Dayton, Virginia to the southwest and to Lee Highway (State
Route 11) to the southeast. Lee Highway (State Route 11) is
a moderately-trafficked five-lane road that provides access to
Staunton, Virginia to the southwest and to downtown
Harrisonburg to the northeast. Lee Highway (State Route 11)
also provides access to Port Republic Road, which in turn
provides access to Interstate 81 approximately 2.6 miles
east of the Subject site. Interstate 81 traverses generally
southwest/northeast from Tennessee to New York. Overall,
access and traffic flow are considered good.

Layout and Curb Appeal: Summary of Subject Site Characteristics
Visibility Good
Views Average
Access/Traffic Flow Good
Layout/Curb Appeal Good
Drainage: Appears adequate, however, no specific tests were

performed. Further, we are not experts in this field and
cannot opine on this issue.

Soil and Subsoil Novogradac did not perform any soil or subsoil tests upon

Conditions: inspection of the site, as this is beyond the scope of this
report. We are not experts in this field, and assume the soil
is adequate for development.

Environmental Assessment: We were not provided with a Phase | Environmental Site
Assessment for the Subject property. During our site
inspection, we walked the Subject's grounds and did not
observe any obvious indicators of environmental
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contamination. Nonetheless, Novogradac is not an expert in
this field and further analysis is beyond the scope of this

report.
Detrimental Influences: No detrimental influences were noted.
Flood Zone: According to Flood Insights and Flood Insurance Rate Map

Community Panel Number 51165C0392D, dated February
6, 2008, the Subject site is located in Zone X. Zone X is
defined as an area outside 500-year floodplain, which is
determined to be outside the 0.2 percent annual chance
floodplains. Novogradac does not offer expertise in this field
and cannot opine on this issue. Further analysis by is beyond
the scope of the report.

oH4-

.’ 2 J
Bo¥i21 555 %-759052 v

51165C0391D A at 51165C0392D
eff.2/6/2008

Source: FEMA Flood Map Service Center, January 2024

Locational Amenities: The following table and map illustrate the Subject’s proximity
to necessary services. Map numbers correspond with the
Locational Amenities Map, presented below.
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Source: Google Earth, January 2024

Service or Amenity

#

1 Bus Stop

2 Sharp Shopper Grocery Outlet
3 Pendleton Community Bank

4 Sheetz Gas Station

5 Dollar Tree

6 Walmart Supercenter

7 Walgreens Pharmacy

8 Purcell Park

9 City of Harrisonburg Fire Station 2

nterprise 4 ' /g’\’ = -

i - JL.
il ~ B . 47%
(510) m-\_u

b

5y

» _ Hdr.r.‘ \"1l4)t‘)(urvg/.
T /J

LOCATIONAL AMENITIES

Distance to # Service or Amenity Distance to

Subject Subject
0.2 miles 10 Harrisonburg High School 1.5 miles
0.4 miles 11 Bluestone Elementary School 1.7 miles
0.6 miles 12 U.S. Postal Service 1.9 miles
0.8 miles 13 Thomas Harrison Middle School 2.2 miles
0.8 miles 14  Massanutten Regional Library 2.6 miles
0.9 miles 15 Rockingham County Sheriff 2.6 miles
1.2 miles 16 Sentara RMH Medical Center 2.8 miles
1.2 miles 17 Target 3.3 miles
1.3 miles - - -

Public Transportation:
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The City of Harrisonburg operates six bus routes throughout
Harrisonburg. Routes run on weekdays from 6:30 a.m. to 7:00
p.m. and from 8:30 a.m. to 6:00 p.m. on weekends. James
Madison University routes only operate when the university is in
session and run from 7:00 a.m. to 11:00 p.m. Monday through
Friday, Saturdays from 9:00 a.m. to 11 p.m., and Sundays from
1:00 p.m. to 10:00 p.m. Fares are $1.00 for adults and seniors
aged 62 years old or older, persons with disabilities, and
Medicare/Medicaid recipients are offered half fares of $0.50.
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Crime Statistics:

The table below illustrates crime indices in the PMA and MSA in
comparison to that of the nation. A crime index below 100 is
below the national average and anything over 100 is above the
nation’s crime index average. A crime index of 75 in a PMA
would be 25 percent below the national average while a crime
index of 200 would be twice that of the national average. Crime
indices were provided by 2023 ESRI Demographics data.

2023 CRIME INDICES

Total Crime* 88 82
Personal Crime* 55 59
Murder 86 84
Rape 98 104
Robbery 51 44
Assault 49 56
Property Crime* 94 86
Burglary 53 54
Larceny 107 97
Motor Vehicle Theft 74 65

Source: Esri Demographics 2023, Novogradac, July 2024
*Unweighted aggregations

Conclusion:
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Total crime indices in the PMA are slightly below the national
average and similar to the MSA. Both geographic areas feature
crime indices below the overall nation. The proposed Subject
will offer intercom (buzzer), limited access, and video
surveillance. Four of the comparable properties offer some form
of security feature. The Subject’s security features appear to be
market-oriented.

The Subject site is located in Harrisonburg, Virginia
approximately 2.6 miles east of Interstate 81. The immediate
neighborhood consists of single-family homes, new and under
construction single-family homes, condominiums, townhomes,
manufactured homes, and agricultural and vacant land.
Residential uses in the Subject’s neighborhood are generally in
average to excellent condition. A number of retail properties are
located east of the Subject site along Lee Highway, including a
grocery store, a Habitat for Humanity ReStore, restaurants, and
local businesses. Commercial areas in the Subject’s
neighborhood are approximately 90 percent occupied. The
Subject site is designated as “Car-Dependent” by Walk Score
with a score of 23, indicating that almost all errands require a
car. The surrounding housing stock in the Subject’s
neighborhood consisting of single-family homes, were mostly
constructed after 1970 and are in average to good condition
with some homes that are newly and under construction in
excellent condition. According to Zillow, the current median
home value in the Subject’s zip code is approximately
$350,408.
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Subject Property & Neighborhood Photos

Subject site ) SUbject site
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View from "che"Subject site south along Pear Street

b

View west along West Mosby Road

Millwood Townhomes (owner-occupied) south of the . House of worship west of the Subjct site
Subject site
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Duplex north of the Subject site ' Single-family home north of the Subject site
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" Retail uses east of the Subject site " Retail uses east of the Subject site

o —_—

Retail ses east of the Subject site

—\

Retail uses southeast of the Subject site
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MARKET AREA

For the purpose of this study, it is necessary to define the competitive Primary Market Area (PMA), or the area
from which potential tenants for the project are likely to be drawn. In some areas, residents are very much
“neighborhood oriented” and are generally very reluctant to move from the area where they have grown up. In
other areas, residents are much more mobile and will relocate to a completely new area, especially if there is
an attraction such as affordable housing at below market rents.

We determined the Primary Market Area (PMA) based on our conversations with local market participants
including property managers, as well as our physical inspection of the market. The PMA is generally defined
as the communities of Harrisonburg, Hinton, Rushville, Montezuma, Dayton, Bridgewater, Pleasant Valley,
Massanetta Springs, and Keezletown, as well as portions of Singers Glen, Linville, Zenda, Penn Laird, Cross
Keys, Mt. Crawford, Clover Hill, and Lilly. The PMA boundaries are: Armentrouth Path, Fridleys Gap Road,
Fellowship Road, Longs Pump Road, Linville Edom Road, and Green Hill Road to the north; the Ridge-and-
Valley Appalachians mountain range, Cross Keys Road, and Port Republic Road to the east; Artillery Road,
Friedens Church Road, Lee Highway, Airport Road, and Spring Creek Road to the south; and Spring Creek
Road, Clover Hill Road, Whitmore Shop Road, Singers Glen Road to the west. The PMA encompasses 153
square miles. We believe that additional support will originate from areas outside of the established PMA. We
estimate a leakage of 10 percent. To provide a broader economic context for the Subject, we also include a
Secondary Market Area (SMA). The secondary market area (SMA) for the Subject is the Harrisonburg, VA
Metropolitan Statistical Area (MSA), which consists of Rockingham County. The MSA encompasses 1,041
square miles. We include economic indicators for the SMA regarding employment and unemployment trends.
In addition, our demographic analysis utilizes the SMA as an additional area of comparison for population and
household trends.

The PMA boundaries and overall market health assessment are based upon analyses of demographic and
socioeconomic characteristics, target tenant population, political jurisdictional boundaries, natural
boundaries, experience of nearby comparable developments, accessibility to mass transit or key
transportation corridors and commute patterns, and market perceptions. No physical boundaries were
identified that would inhibit anyone from relocating to the Subject. The market area boundaries identified are
a reasonable approximation regarding the potential renter market for the Subject. Overall, we anticipate that
the majority of the Subject’s tenants will come from within the boundaries of the PMA. The following map
outlines the PMA.
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Metropolitan Statistical Area (MSA) Map
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EcoNoOMIC ANALYSIS

Employment by Industry
The following table illustrates employment by industry for the PMA and nation as of 2023.

2023 - EMPLOYMENT BY INDUSTRY

PMA USA
Industry Number Percent Number Percent
Employed Employed Employed Employed
Educational Services 6,532 15.1% 14,946,247 9.2%
Manufacturing 5,447 12.6% 16,269,811 10.0%
Healthcare/Social Assistance 4,837 11.2% 22,115,876 13.6%
Retail Trade 4,631 10.7% 16,983,329 10.4%
Accommodation/Food Services 4,501 10.4% 10,883,169 6.7%
Prof/Scientific/Tech Services 2,734 6.3% 13,955,403 8.6%
Construction 2,655 6.1% 11,436,301 7.0%
Other Services 2,575 6.0% 7,645,568 4.7%
Transportation/Warehousing 1,694 3.9% 9,030,239 5.5%
Admin/Support/Waste Mgmt Srvcs 1,514 3.5% 7,195,078 4.4%
Agric/Forestry/Fishing/Hunting 1,169 2.7% 1,800,335 1.1%
Arts/Entertainment/Recreation 990 2.3% 3,578,110 2.2%
Public Administration 963 2.2% 7,857,180 4.8%
Wholesale Trade 817 1.9% 3,029,965 1.9%
Finance/Insurance 750 1.7% 8,135,144 5.0%
Real Estate/Rental/Leasing 659 1.5% 2,901,274 1.8%
Information 617 1.4% 3,143,826 1.9%
Utilities 170 0.4% 1,335,595 0.8%
Mining 9 0.0% 572,355 0.4%
Mgmt of Companies/Enterprises 2 0.0% 216,588 0.1%
Total Employment 43,266 100.0% 163,031,393 100.0%

Source: Esri Demographics 2023, Novogradac, July 2024

Employment in the PMA is concentrated in educational services, manufacturing, and healthcare/social
assistance, which collectively comprise 38.9 percent of local employment. The large share of PMA employment
in manufacturing is notable as this industry is historically volatile, and prone to contraction during economic
recessions. However, the PMA also has a significant share of employment in the healthcare/social assistance
industry, which typically exhibits greater stability during economic recessions. Relative to the nation, the PMA
features comparatively greater employment in the educational services, accommodation/food services, and
manufacturing industries. Conversely, the PMA is underrepresented in the finance/insurance, public
administration, and healthcare/social assistance sectors.
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Employment By Industry
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Growth by Industry
The following table illustrates the change in total employment by sector in the PMA from 2010 to 2023.

2010-2023 CHANGE IN EMPLOYMENT - PMA

2010 2023 2010-2023
Industry Number Percent Number Percent Growth Annualized
Employed Employed Employed Employed Percent
Educational Services 4,832 14.9% 6,532 15.1% 1,700 2.7%
Manufacturing 3,677 11.3% 5,447 12.6% 1,770 3.7%
Healthcare/Social Assistance 4,314 13.3% 4,837 11.2% 523 0.9%
Retail Trade 4,337 13.4% 4,631 10.7% 294 0.5%
Accommodation/Food Services 2,614 8.1% 4,501 10.4% 1,887 5.6%
Prof/Scientific/Tech Services 1,392 4.3% 2,734 6.3% 1,342 7.4%
Construction 2,428 7.5% 2,655 6.1% 227 0.7%
Other Services 1,548 4.8% 2,575 6.0% 1,027 5.1%
Transportation/Warehousing 841 2.6% 1,694 3.9% 853 7.8%
Admin/Support/Waste Mgmt Srvcs 759 2.3% 1,514 3.5% 755 7.7%
Agric/Forestry/Fishing/Hunting 887 2.7% 1,169 2.7% 282 2.4%
Arts/Entertainment/Recreation 250 0.8% 990 2.3% 740 22.8%
Public Administration 1,504 4.6% 963 2.2% -541 -2.8%
Wholesale Trade 806 2.5% 817 1.9% 11 0.1%
Finance/Insurance 955 2.9% 750 1.7% -205 -1.7%
Real Estate/Rental/Leasing 478 1.5% 659 1.5% 181 2.9%
Information 335 1.0% 617 1.4% 282 6.5%
Utilities 211 0.7% 170 0.4% -41 -1.5%
Mining 213 0.7% 9 0.0% -204 -7.4%
Mgmt of Companies/Enterprises 32 0.1% 2 0.0% -30 -7.2%
Total Employment 32,413 100.0% 43,266 100.0% 10,853 2.6%

Source: Esri Demographics 2023, Novogradac, July 2024

Total employment in the PMA increased at an annualized rate of 2.6 percent between 2010 and 2023. The
industries that nominally expanded most substantially during this period include accommodation/food
services, manufacturing, and educational services. Conversely during this same period, the public
administration, finance/insurance, and mining sectors experienced the least nominal growth.

Manufacturing

In the years preceding the COVID-19 pandemic, manufacturing in the U.S. grew at a faster rate than the overall
economy, a rarity with respect to recent declines in national manufacturing. Over the past fifty years
employment within the U.S. manufacturing sector has struggled with the onset of globalization and increased
foreign manufacturing. Prior to the rapid expansion and refinement of technological capabilities in the late
1990s and the accelerated pace of globalization that accompanied it, foreign countries enjoyed a comparative
advantage in manufacturing by leveraging their low labor costs. However, as global markets have become
more integrated over time, the foreign labor cost advantage has minimized significantly. Furthermore, the U.S.
enjoys relatively low costs of capital, raw materials, and transportation.

Manufacturing employment peaked in 1979 with approximately 20,000,000 persons employed in the sector.
This compares to approximately 13,000,000 in 2022. This decrease stretches over fifty years and is the
product of globalization. Competition from more inexpensive labor and infrastructure gains in many foreign
countries yielded greater competition for those employed in manufacturing. This disadvantage was somewhat
pronounced in the period from 1980 to 2000. Foreign countries enjoyed a comparative advantage in
manufacturing by leveraging their low labor costs. The pace of job losses accelerated in the early 2000s and
then again during the recession of 2010. However, as global markets became more integrated over time, the
foreign labor cost advantage has minimized significantly. Furthermore, the U.S. enjoys relatively low costs of
capital, raw materials, and transportation. Interestingly, after the 2010 recession manufacturing employment
began a period of moderate growth until the COVID-19 pandemic recession.
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Employment is the focus of our analysis as it is a key input into housing demand. Growth in economic output
and employment levels have not been equivalent as technological and productivity gains allowed
manufacturers to increase per employee output. According to a November 18, 2016, article published by the
MIT Technology Review, automation in the manufacturing sector has curtailed employment growth, leading to
a disconnect between economic output and employment growth. Although recent employment growth in the
U.S. manufacturing sector bodes well for the MSA, the manufacturing sector is still not quite as strong as in
the past. With manufacturing accounting for 10.8 percent of the U.S. economy in 2020 and as a major source
of employment for the MSA, manufacturing employment should continue to be monitored closely.

The following graphs detail total employment trends in both manufacturing and all industries (non-farm) in the
nation since 2005.

FRED 4% — All Employees, Manufacturing
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Change, Thousands of Persen
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2006 2007 2008 200% 2010 2011 2012 2013 2014 2015 2016 2017 2018 2019 2020 2021 2022

Source: Federal Reserve Bank of St. Louis, 3/2023.
Note: Shaded area indicates U.S. recessions.
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Source: Federal Reserve Bank of St. Louis, 3/2023.
Note: Shaded area indicates U.S. recessions.
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FRED 247 = All Employees, Total Nonfarm
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Note: Shaded area indicates U.S. recessions.

Total employment in the manufacturing sector, as well as the overall non-farm industry sector, declined from
2007 to 2009. Due to the previous national recession, all non-farm industries in the nation, including
manufacturing, experienced significant loss. From the end of the recession and before the onset of the COVID-
19 pandemic, total employment in non-farm industries steadily increased, though the manufacturing sector
experienced a slower recovery than other non-farm industries. At the onset of the COVID-19 pandemic,
employment in all industries, except farming, declined sharply. Employment sharply increased after the initial
decline and is continuing to increase. Employment for all industries except farming has increased above 2012-
2019 levels, but employment increases in manufacturing has increased at a slower rate and is marginally
above 2019 levels.

The following graphs illustrate U.S. manufacturing gross output compared to that across all industries since
2005.

FRED 244 — Gross Output by Industry: Manufacturing
— Gross Output by Industry: All Industries

Billicns of Dollars
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Source: Federal Reserve Bank of St. Louis, 3/2023.
Note: Shaded area indicates U.S. recessions.
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Billlons of Dellars
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Source: Federal Reserve Bank of St. Louis, 3/2023.
Note: Shaded area indicates U.S. recessions.

As illustrated by the previous graphs, manufacturing constitutes approximately 15 percent of the gross output
of all private industries as of 2020. Manufacturing output surpassed pre-recessionary output levels in 2011,
three years following the national recession. However, manufacturing output decreased for both 2015 and
2016, increased in 2017 and 2018, but then decreased in 2019 immediately preceding the pandemic. All
industries and manufacturing output have reached a new peak in 2021 and 2022 during the pandemic
recovery. A 2023 Deloitte manufacturing outlook report indicates “US manufacturing has demonstrated
continued strength in 2022, building on the momentum it gained emerging from the pandemic, and surpassing
expectations from the prior two years. Policy initiatives such as the Creating Helpful Incentives to Produce
Semiconductors for America Act (CHIPS Act) and Inflation Reduction Act (IRA) have the potential to help sustain
recovery in the manufacturing industry.” This report anticipates a 2.5 percent growth in GDP in the
manufacturing industry.

While the rebound in manufacturing output following the short recession resulting from the onset of the COVID-
19 pandemic is noteworthy, this has not necessarily turned into significant job creation for the national
economy. Job creation in the manufacturing sector continues to lag the overall economy. A 2021 article from
Deloitte highlights some of the long-term challenges the manufacturing sector is facing. These challenges
include a shortage of skilled employees, supply chain instability, and cybersecurity threats. Overall, we believe
it is reasonable to assume that Harrisonburg, similar to the rest of the nation, will continue to be negatively
impacted by automation and other challenges in the manufacturing sector, leading to a continued decline in
manufacturing employment.

Major Employers
The following table details major employers in Rockingham County, Virginia and the Harrisonburg metro area.
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MAJOR EMPLOYERS
ROCKINGHAM COUNTY/HARRISONBURG, VA

Employer Name Industry # Of Employees
James Madison University Education 1,000+
Sentara Healthcare Healthcare 1,000+
Rockingham County School Board Education 1,000+
Cargill Meat Solutions Food Manufacturing 1,000+
Walmart Retail 1,000+
Harrisonburg City Schools Education 1,000+
R.R. Donnelley and Sons Company Book Printing 1,000+
Great Eastern Resort Management Hospitality 1,000+
Marshall's Warehousing & Storage 500-999
City of Harrisonburg Government 500-999
Pilgrim's Pride Corporation Food Manufacturing 500-999
County of Rockingham Government 500-999
Merck & Co. Chemical Manufacturing 500-999
Aramark Campus LLC Food Services 500-999
Tenneco Automotive Operations Equipment Manufacturing 500-999
Geroge's Foods Food Manufacturing 500-999
Stellar Management Grouping Administrative & Support Services 500-999
Beam Brothers Trucking Logistics 500-999
Perdue Food Manufacturing 500-999
Virginia Polutry Growers Cooperative Food Manufacturing 500-999
Eastern Mennonite University Education 500-999

Source: Rockingham County, VA Economic Development, retrieved July 2024

The Harrisonburg area’s major employers are concentrated within the manufacturing, education, and
healthcare sectors. We believe the diverse mix of industries bodes well for the local area economy.

Employment Expansions

We attempted to contact a representative from the City of Harrisonburg Economic Development Department.
As of the date of this report, our calls have gone unanswered. However, we previously emailed Brian Shull, the
Economic Development Director for the City of Harrisonburg. The business expansions that Shull noted, along
with business expansions found from our own internet research, are detailed the following.

e According to Shull, Montebello Packaging Inc, a manufacturer of aluminum tubes for packaging,
announced in September 2023 that they expect to create three new jobs.

o In April 2023, Farmer Focus, an organic poultry producer, announced that they would be undergoing
a $17.8 million expansion of their existing processing facility to boost capacity. This expansion is
expected to create approximately 300 new jobs.

e The Harrisonburg Innovation Hub is expected to be open in early 2024. The space for the Harrisonburg
Innovation Hub was acquired from the Wetsel building in in October 2022 and renovations began then
to prepare for opening. This new office setting will feature 60 private offices, coworking spaces,
conference rooms, and an outdoor deck. This space will allow for startups and the area’s colleges and
universities to have modern office space and $4.5 million has been invested into this space.

e |n May 2022, SIBO GROUP, a Slovenian plastics manufacturer, announced that they would be
establishing its U.S. headquarters in Harrisonburg as well as a manufacturing site in Harrisonburg,.
SIBO GROUP will be leasing a 12,000 square-foot facility from Montebello Packaging, their partner
company, for this facility and will be investing $2.6 million and is expected to create 24 jobs.
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WARN Notices

We reviewed the Worker Adjustment and Retraining Notification Act (WARN) notices published by the Virginia
Employment Commission for January 2022 to year-to-date 2024. The following table illustrates the companies
that experienced layoffs as well as the number of affected employees.

WARN LISTINGS
HARRISONBURG & ROCKINGHAM COUNTY, VA: JANUARY 2022 - YTD 2024

Company Industry Employees Affected Layoff Date
Lakeside Book Company Book Printing 80 6/3/2022
Total 80

Virginia Employment Commission, retrieved July 2024

As illustrated in the previous table, there were a total of 80 layoffs between 2022 and July 2024. Due to the
size of the Harrisonburg and Rockingham County area labor market, these recent WARN filings are not
anticipated to substantively affect total employment in the PMA or MSA as overall job growth has far exceeded
these losses.

Employment and Unemployment Trends
The following table details employment and unemployment trends for the MSA from 2007 to April 2024.

EMPLOYMENT & UNEMPLOYMENT TRENDS (NOT SEASONALLY ADJUSTED)
MSA USA

Total % Unemployment Total % Unemployment
Employment Change Rate CIEIED Employment Change Rate Sl
2007 62,477 - 2.8% - 146,046,667 - 4.6% -
2008 62,599 0.2% 3.9% 1.1% 145,362,500 -0.5% 5.8% 1.2%
2009 60,928 -2.7% 6.3% 2.4% 139,877,500 -3.8% 9.3% 3.5%
2010 58,877 -3.4% 7.5% 1.2% 139,063,917 -0.6% 9.6% 0.3%
2011 60,672 3.0% 6.7% -0.8% 139,869,250 0.6% 9.0% -0.7%
2012 60,894 0.4% 6.2% -0.5% 142,469,083 1.9% 8.1% -0.9%
2013 61,073 0.3% 5.6% -0.6% 143,929,333 1.0% 7.4% -0.7%
2014 61,505 0.7% 5.1% -0.5% 146,305,333 1.7% 6.2% -1.2%
2015 61,360 -0.2% 4.5% -0.6% 148,833,417 1.7% 5.3% -0.9%
2016 62,319 1.6% 3.9% -0.5% 151,435,833 1.7% 4.9% -0.4%
2017 63,579 2.0% 3.6% -0.3% 153,337,417 1.3% 4.3% -0.5%
2018 63,935 0.6% 3.0% -0.7% 155,761,000 1.6% 3.9% -0.4%
2019 65,740 2.8% 2.7% -0.3% 157,538,083 1.1% 3.7% -0.2%
2020 61,962 -5.7% 5.5% 2.9% 147,794,750 -6.2% 8.1% 4.4%
2021 63,879 3.1% 3.4% -2.2% 152,580,667 3.2% 5.4% -2.7%
2022 65,924 3.2% 2.8% -0.6% 158,291,083 3.7% 3.6% -1.7%
2023 67,682 2.7% 2.9% 0.1% 161,036,583 1.7% 3.6% -0.0%
i‘v’gggf 68,724 1.5% 2.5% -0.3% 160,727,750 -0.2% 3.9% 0.3%
Apr-2023 68,726 - 2.2% - 161,075,000 - 3.1% -
Apr-2024 69,375 0.9% 2.2% 0.0% 161,590,000 0.3% 3.5% 0.4%

Source: U.S. Bureau of Labor Statistics, June 2024
*2024 YTD Average is through April

The effects of the previous national recession were exaggerated in the MSA, which experienced a 6.1 percent
contraction in employment, compared to a 4.9 percent decline across the nation. Employment in the MSA
recovered and surpassed pre-recessionary levels in 2018, four years after the overall nation. Since 2012,
employment growth in the MSA trailed the nation in all but two years. Employment in the MSA declined by 5.7
percent in 2020 amid the pandemic, similar to the overall nation. The MSA subsequently recovered all
pandemic-related job losses, and employment levels are currently at a post-recessionary record. As of April
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2024, employment in the MSA is increasing at an annualized rate of 0.9 percent, similar to the 0.3 percent
growth reported across the nation.

Since 2012, the MSA has generally experienced a lower unemployment rate relative to the nation. The MSA
unemployment rate increased modestly by 2.9 percentage points in 2020 amid the pandemic, reaching a high
of 5.5 percent. For comparison, the national unemployment rate rose by 4.4 percentage points and reached
a high of 8.1 percent over the same time period. According to the latest labor statistics, dated April 2024, the
current MSA unemployment rate is 2.2 percent. This is well below the current national unemployment rate of
3.5 percent.

It should be noted that increasing inflation and rising interest rates have created an uncertain economic
climate. In March 2024, the Federal Reserve announced interest rates will be held between 5.25 and 5.50
percent for the fourth consecutive meeting. The last interest rate hike was in July 2023, which marked the
11th increase since March 2022 and the highest target policy rate in 22 years. The committee stated it intends
to maintain interest rates at the current level until there is more certainty that inflation is trending down
towards its 2.0 percent goal. According to the 12-month percentage of change in the consumer price index,
the inflation rate increased 3.2 percent between February 2023 and February 2024, which is similar to the
3.1 percent increase between January 2023 and January 2024. According to an article published by CNBC in
March 2024, the Federal Reserve’s policymakers expect to cut the benchmark rate to 4.6 percent by the end
of 2024. The Federal Reserve Chair Jerome Powell stated in March 2024 that inflation is not far from where
it needs to be. Moreover, the National Association for Business Economics released its economic forecast in
February 2024, and expects the national economy to expand by 2.2 percent in 2024. This figure is up from
the previous 2024 expansion forecast of 1.3 percent released in November 2023. According to an article
published by CNN in March 2024, the Federal Reserve’s policymakers do not foresee a recession in 2024,
2025 or 2026, and economic growth is expected to be stronger than previously thought.

In March 2023, Silicon Valley Bank was shut down by regulators, and represents the second largest U.S. bank
failure since 2008. In May 2023, regulators took possession of First Republic Bank and was auctioned to
JPMorgan Chase. The First Republic Bank failure represents the largest U.S. bank failure since 2008. In an
article published by CNN on May 1, 2023, JPMorgan Chase CEO Jamie Dimon stated the recent bank failures
are unlikely to worsen the U.S. economic outlook. According to a survey published by the World Economic
Forum on May 2, 2023, approximately 70 percent of chief economists surveyed characterized the recent
banking crises as isolated events rather than signs of systemic weaknesses.

Fitch Ratings, one of only three private credit rating agencies, downgraded its U.S. credit rating from AAA to
AA+ on August 1, 2023. According to Fitch Ratings, “the rating downgrade of the United States reflects the
expected fiscal deterioration over the next three years, a high and growing government debt burden, and the
erosion of governance...over the last two decades that has manifested in repeated debt limit standoffs and
last-minute resolutions.” Treasury Secretary Janet Yellen disagreed with the decision and stated the
downgrade is based on outdated data. According to Shai Akabas, Director of Economic Policy at the Bipartisan
Policy Center, a credit rating downgrade is one in a sequence of developments that could lead investors to
believe the U.S. is less likely to pay off its debt, and investors would then demand higher interest rates for
loans. In turn, the federal government could lose some ability to spend on social welfare programs to stimulate
the economy, which could slow economic growth in the long term. However, Mark Zandi, a Chief Economist at
Moody’s Analytics, stated the downgrade will likely not affect the decisions of global investors, and U.S.
treasury bonds remain the safest asset on the planet. U.S. debt was last downgraded by another major credit
agency, S&P, in 2011. Moody Analytics, the third major credit agency, has maintained its AAA rating of U.S.
credit since 1917.
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MSA Job Growth

72,000
70,000

1,042
68,000 1756

2,045
66,000 1,805

BART 1261 396 1,917

122 958

62,000 . 432 ! .
1796 292 179 ] m 3,779

-1,671
60,000

Total Employment

2,051
58,000

56,000
2007 2008 2009 2010 2011 2012 2013 2014 2015 2016 2017 2018 2019 2020 2021 2022 2023 2024 2025

Unemployment Rate

10%
H MSA

B USA

Annual Comparison

8%

Unemployment Rate

:0 NOVOGRADAC.. 45



BSJ HARRISONBURG FAMILY | - HARRISONBURG, VIRGINIA - MARKET STUDY

Wages by Occupation
The following table illustrates the wages by occupation for the Harrisonburg, VA MSA.

MSA - 2ND QTR 2023 AREA WAGE ESTIMATES

Occupation Number of Mean Hourly Mean Annual
Employees Wage Wage

All Occupations 64,800 $25.60 $53,240
Management 2,580 $55.28 $114,970
Legal 280 $47.21 $98,200
Healthcare Practitioners and Technical 3,560 $41.76 $86,870
Computer and Mathematical 840 $40.93 $85,130
Architecture and Engineering 440 $36.32 $75,540
Business and Financial Operations 3,010 $35.69 $74,240
Life Physical and Social Science 460 $33.24 $69,130
Educational Instruction and Library 5,030 $31.79 $66,130
Installation Maintenance and Repair 3,030 $26.19 $54,470
Arts Design Entertainment Sports and Media 900 $26.09 $54,270
Community and Social Service 1,010 $25.65 $53,350
Construction and Extraction 2,970 $24.45 $50,860
Protective Service 940 $23.55 $48,990
Sales and Related 6,060 $22.82 $47,470
Transportation and Material Moving 8,010 $22.34 $46,480
Production 6,150 $20.98 $43,640
Office and Administrative Support 6,820 $20.97 $43,620
Farming Fishing and Forestry 340 $19.15 $39,840
Personal Care and Service 1,120 $18.00 $37,440
Healthcare Support 2,000 $16.98 $35,310
Building and Grounds Cleaning and Maintenance 2,560 $16.10 $33,490
Food Preparation and Serving Related 6,690 $15.92 $33,110

Source: Department of Labor, Occupational Employment Statistics, May 2023, retrieved June 2024

The preceding table shows the average hourly and annual wages by occupation classification. The
classification with the lowest average hourly wage is food preparation and serving related occupations at
$15.92 per hour. The highest average hourly wage, of $55.28, is for those in the management occupations.

The qualifying incomes for the Subject's tenants will range from $0 to $76,960. Absent subsidy, the Subject’s
qualifying incomes will range from $22,869 to $76,960. This encompasses a significant amount of the
employment based on wages in the area. An element not reflected in the data is that many positions represent
part-time employment, and starting rates are typically lower than mean wage rates. We expect part-time
employment and entry-level positions will be common among the Subject's tenant base.
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Commuting Patterns
The chart below shows the travel time to work for the PMA according to ESRI Demographics.

COMMUTING PATTERNS

ACS Commuting Time to Work b 1sirDe; ©F Percentage
Commuters
Travel Time <5 min 1,736 4.7%
Travel Time 5-9 min 7,371 20.0%
Travel Time 10-14 min 8,735 23.7%
Travel Time 15-19 min 8,091 21.9%
Travel Time 20-24 min 4,257 11.5%
Travel Time 25-29 min 1,708 4.6%
Travel Time 30-34 min 1,866 5.1%
Travel Time 35-39 min 455 1.2%
Travel Time 40-44 min 738 2.0%
Travel Time 45-59 min 802 2.2%
Travel Time 60-89 min 773 2.1%
Travel Time 90+ min 365 1.0%
Weighted Average 18 minutes

Source: Esri Demographics 2023, Novogradac, July 2024

As shown in the preceding table, the weighted average commute time in the PMA is approximately 18 minutes.
More than 80 percent of PMA commuters travel under 24 minutes, indicating many households work in the
local area. The average commute time across the overall nation is approximately 28 minutes.

Conclusion

Employment in the PMA is concentrated in educational services, manufacturing, and healthcare/social
assistance, which collectively comprise 38.9 percent of local employment. The large share of PMA employment
in manufacturing is notable as this industry is historically volatile, and prone to contraction during economic
recessions. However, the PMA also has a significant share of employment in the healthcare/social assistance
industry, which typically exhibits greater stability during recessionary periods. Since 2012, employment growth
in the MSA trailed the nation in all but two years. Employment in the MSA declined by 5.7 percent in 2020
amid the pandemic, similar to the overall nation. The MSA subsequently recovered all pandemic-related job
losses, and employment levels are currently at a post-recessionary record. As of April 2024, employment in
the MSA is increasing at an annualized rate of 0.9 percent, similar to the 0.3 percent growth reported across
the nation. According to the latest labor statistics, dated April 2024, the current MSA unemployment rate is
2.2 percent. This is well below the current national unemployment rate of 3.5 percent.
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