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Consulting
January 15, 2024

Max Glikman

Enterprise Community Development, Inc.
8403 Colesville Road, Suite 1150

Silver Spring, MD 20910

Re: Market Study for Coralain GardeApartments
7435 Arlington Blvd.
Falls Church, Fairfax County, Virginia 22042

Dear Max Glikman:

At your request, Novogradac & Company LLP, doing business under the brand name Novogradac Consulting
(Novogradac), has performed a study of theultifamily rental market in the Falls Church, Fairfax County,
Virginia area relative to the abowveeferenced Lowincome Housing Tax Credit (LIHTC) project.

The purpose of this market study is to assess the viability 6bralain Gardeng 0 S u b jThee Subjéck is an

existing LIHTC development that offers a total of 106 units. Following renovations, the Subject will offer units
restricted to the 50 and 60 percent of AMI leveNone of the Subject's units are currently subsidized. However,
fol l owing renovations, al | of the Subjectds units r
projectbased subsidy where tenants pay 30 percent of their incarowards rent.We have completed no prior

work on the Subject within the last three years. 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 and includes fibiéowing:

Inspecting the site of the 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 stabilizestccupancy levels for the market area.
Investigating the general economic health and conditions of the multifamily rental market.

Complete a bybedroom capture rate analysis that analyzes the level of potential income eligible
tenants in the primary market area. Calculation of penetration rate.

Reviewing relevant public records and contacting appropriate public agencies.

Brief analysis of the economic and social conditions in the market area, in relation to the proposed
project.

Establishing the Subjectds Primary and Secondar
Surveying competing projects, both LIHTC and markate.

> D> D> D> D

Novogradac adheres to the market study guidelines promulgated by the National Council of Housing Market
Analysts (NCHMA). NCHMA is a professional organization chartered to promote the development e badity
market analysis for the affordable housingndustry. Novogradac is a charter member of this organization.
NCHMA has compiled model content standards for market studies. This report, which Novogradac certifies as
a NCHMAcompliant comprehensive market analysis full narrative report, conforms to thos&andards; any
slight modifications or departures from those standards are considered incidental. Novogradac is a
disinterested third party. The report and the conclusions are subject to the Assumptions and Limiting
Conditions attached.
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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 l@nt.

Enterprise Community Development, Inc. is the client in this engagement and intended user of this report. The
Stated Purpose of this assignment is for tax credit application purposes. You agree not to use the Report other
than for the Stated Purpose, andgu 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 hesed in advertisements,
solicitations and/or any form of securities offering. As our clienEnterprise Community Development, Inc.
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 sepata agreement.

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 defeo p ment s partners ofr i ntende
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

Do XL

Kelly Gorman Tara Rial
Partner Manag_er
Kelly.Gorman@novoco.com Tara.Rial@novoco.com
e L] ‘; { ™ f r7/ 4
%—M—w >8am/(/ CRIdn
William Linthicum Sarah Childs
Analyst Junior Analyst

William.Linthicum@novoco.com Sarah.Childs@novoco.com
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CORALAIN GARDEN APARTMENHFALLS CHURCH, VIRGINMARKET STUDY

EXECUTIVESUMMARY

Subject Site Location: The Subject is located at 7435 Arlington Blvd., in Falls Church, '
22042.
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Source: Google Maps, December 2023

Surrounding Land Uses: Directly north of theSubject is Arlington Boulevard, a fiviane divided
highway traversing generally east/west. Along Arlington Bouleve
Service Road is a bus stop. North of Arlington Boulevard are siAc¢
family homes in average to good condition. Northeast is a house
worship in average condition. Further north are additional single
family homes in average to good condition and a cemeteirectly
east of the Subject is Thomas Jefferson Library, a public library
good condition. East of Thomas Jefferson Library is Maetio Falls
Church Apartments, a marketate multifamily property in average
condition that we have utilized as a comparable in this report. Als
east is a retail shopping plaza in average condition and new
constructed forsale townhomes in excellent codition. Some of these
townhomes are still under construction. Uses at the retail plaz
include Giant Food grocery store,-Eleven, restaurants, PNC Bank
and gas stations.South of the Subjectare The Cove Condominium:
in good condition. Further south isd&ls Church High School, which i
currently undergoing somerenovation, in average condition and
singlefamily homes in generally average conditionWest of the
Subject are townhomes in good conditiorzurther west is Interstate
495, or the Capital Beltway, which provides access arour
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CORALAIN GARDEN APARTMENFALLS CHURCH, VIRGINMARKET STUDY

Site Description:

Scope of Construction:

Proposed Rents:

Unit Type

Washington, DC, Virginia, and Maryland area. West of Interstate 4
is the Inova Fairfax Medical Campus, multifamily uses in avera
condition, commercial uses in good condition, and singlamily
homes in average to good condition.

The overall Subject site isrectangularin shape andhas access to
Arlington BoulevardThe Subject site is 4.87 acres or 212,137 square
feet. The site exhibitslevel topography and is not located in &
floodplain. The site is currently improved with the Subject property,
106-unit LIHTC development.

The Subject consists of three two to threstory gardenstyle
residential buildings, as well as one community building. The Subje
currently exhibits average overall condition, and will exhibit goc
overall condition following completion of renovationdRenovations
are anticipated to begin in December 202 and be complete in April
2026.

The following table details the proposed rentsfarh e Subj e

PROPOSED RENTS
2023 LIHTC

Maximum
Allowable Gross

Contract
Rent

Utility
Allowance*

2024 HUD Fair

Asking Rent Market Rent

Gross Rent

OBR/1BA 500 4
1BR/1BA 650 9
2BR/2BA 750 9
OBR/1BA 500 13
1BR/1BA 650 34
2BR/2BA 750 37
Total 106

Rent
@50% (PBRA)

$1,797 $1,797 $53 $1,850 $1,318 $1,772

$1,848 $1,848 $62 $1,910 $1,413 $1,803

$2,121 $2,121 $79 $2,200 $1,696 $2,045
@60%

$1,529 $53 $1,582 $1,582 $1,772

$1,633 $62 $1,695 $1,695 $1,803

$1,956 $79 $2,035 $2,035 $2,045

*Source of Utility Allowance provided by the Developer

Target Household Income Levels:

Minimum
Allowable
Income

Unit Type

The Subject is an existing LIHTC property that offers a total of 1i
units, all of which are revenugg e ner at i ng. progosd
rents at the 60 percent of AMI levels are set at the maximum allowab
rents. None of the Subject's units are currently subsidized. Howewt
following renovations, the Subject's 22 units restricted to the 5(
percent of AMI level will benefit fronprojectbased subsidies, where
tenants pay 30 percent of their income towards rent. It should b
noted that if the Subject were to lose this subsidy, the contract reni
at the 50 percent of AMI level would need to be decreased to be with
LIHTC guidelines

Based on the proposed unit mix and rent levels, the range of annu
household income levels is depicted below
INCOME LIMITSAS PROPOSED

Maximum Allowable
Income

Maximum Allowable

Minimum Allowable Income
Income

@50% (PBRA) @60%
0BR $0 $52,750 $54,240 $63,300
1BR $0 $60,300 $58,114 $72,360
2BR $0 $67,850 $69,771 $81,420

:0 NOVOGRADAC..



CORALAIN GARDEN APARTMENFALLS CHURCH, VIRGINMARKET STUDY

Minimum Allowable

INCOME LIMITSABSENT SUBSIDY

Maximum Allowable

Minimum Allowable

Maximum Allowable

R Income Income Income Income
@50% @60%

OBR $45,189 $52,750 $54,240 $63,300

1BR $48,446 $60,300 $58,114 $72,360

2BR $58,149 $67,850 $69,771 $81,420

Economic Conditions

Employment in the PMA is concentrated in prof/scientific/tech services, public administration, and
healthcare/social assistance, which collectively comprise 46.0 percent of local employment. The large share
of PMA employment in the healthcare/social assiahce and public administration sectors is notable as these
industries are historically stable, and tend to exhibit greater resilience during economic downturns. Relative
to the nation, the PMA features comparatively greater employment in the prof/sciemiifech services, public
administration, and other services industries. Conversely, the PMA is underrepresented in the manufacturing,
retail trade, and healthcare/social assistance sectors. Employment in the MSA declined by 5.6 percent in
2020 amid the pandemic, similar to the overall nation. The MSA subsequently recovered all pandersiated

job losses, and employment levels are currently at a pasicessionary record. As of October 2023,
employment in the MSA is increasing at an annualized rate of 2.4 pent, compared to 1.6 percent growth
across the nation. The MSA unemployment rate increased modestly by 3.4 percentage points in 2020 amid
the pandemic, reaching a high of 6.5 percent. For comparison, the national unemployment rate rose by 4.4
percentage mints and reached a high of 8.1 percent over the same time period. According to the latest labor
statistics, dated October 2023, the current MSA unemployment rate is 2.7 percent. This is below the current
national unemployment rate of 3.6 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 Falls Church, West Falidhurch, Merrifield, Strathmeade Springs, and Mantua. The
PMA boundaries are: Interstate 66 and Leesburg Pike to the north; Sleepy Hollow Road to the east; Columbia
Pike and Little River Turnpike to the south; and Pickett Road and Blake Lane to the wesie PMA
encompasses approximately 20 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 Semdary Market Area (SMA). The secondary market area (SMA) for the
Subject is WashingtorArlingtonAlexandria, D&/AMD-WYV Metropolitan Statistical Area (MSA), which consists

of the following counties: District of Columbia in District of Columbia; JeffersonWest Virginia; Calvert,
Charles, Frederick, Montgomery, and Prince George's in Maryland; Alexandria city, Arlington, Clarke, Culpeper,
Fairfax city, Fairfax, Falls Church city, Fauquier, Fredericksburg city, Loudoun, Manassas city, Manassas Park
city, Prince William, Rappahannock, Spotsylvania, Stafford, and Warren in Virginia. The MSA is 8,653 square
miles.

Demographic Data

Population in the PMA increased at an annualized rate of 0.9 percent between 2010 and 2023, compared to
growth of 1.2 percent in the MSA and 0.7 percent across the nation. The percentage of renter households in
the PMA rose between 2010 and 2023 and is eshated to be 42 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 slightly above the MSA and overall nation. According to ESRI demographic projectionsianeéacome levels

are expected to rise through 2028; however, population and household levels are anticipated to remain
relatively stable. We have considered local demographic trends in our determination of achievable rents.

:o NOVOGRADAC., 4



CORALAIN GARDEN APARTMENFALLS CHURCH, VIRGINMARKET STUDY

Vacancy
The following table summarizes overall weighted vacancy levels at the surveyed properties.
OVERALL VACANCY
Total Vacant
Property Name Program Tenancy Units  Units Vacancy %

East Falls* LIHTC Family 305 1 0.3%
Fields Of Falls Church LIHTC Family 96 0 0.0%
Hollybrooke Apartments* LIHTC Family 249 0 0.0%
The Apartments At Regent Park LIHTC/Market Family 552 8 1.4%
TheFields At Merrifield LIHTC Family 124 0 0.0%
Fairfield Crossing Market Family 493 50 10.1%
Lee Square Apartments Market Family 115 3 2.6%
Merrill House Apartments Market Family 158 8 5.1%
Monticello Falls Church Market Family 794 14 1.8%
Parliaments Market Family 750 3 0.4%
LIHTC Total 1,326 9 0.7%
Market Total 2,310 78 3.4%
Overall Total 3,636 87 2.4%

*Located outside PMA

The comparable properties reported vacancy rates ranging from zero to 10.1 percent, with an overall weighted
average of 2.4 percent. Managers at three of the five LIHTC properties reported being fully occupied. The
average vacancy rate reported by the affdable comparables was 0.7 percent, well below the 3.4 percent
weighted average reported by the market rate properties. All of the market rate properties reported vacancy
rates of 10.1 percent or less. Fairfield Crossing reported an elevated vacancy ratd@.1 percent. The contact

at this property reported that the vacancy rate is higher than normal because the property is in a slow season.
Merrill House Apartments also reported a slightly elevated vacancy rate of 5.1 percent. However, the contact
reported that one of these vacant units is preleased, indicating vacancy rate of 4.4 percenexcluding the
preleased unit The average LIHTC vacancy rate of 0.7 percent is considered exceptionally low, and indicative
of supplyconstrained conditions. Based on the performance of the comparables, we expect the Subject will
operate with a vacancy rate of approximately five penat. According to a rent roll dated September 30, 2023,
the Subject is currently0.9 percent vacant

Absorption Estimate

The following table details the absorption comparables we were able to identify.

ABSORPTION
Property Name Program Tenancy ; Distance to Subject

The Hartley Market Washington 12.2 miles
Entwine Apartments LIHTC Senior Washington 2022 120 35 12.6 miles
The Bridge LIHTC Family Washington 2022 112 15 11.4 miles
TheMO LIHTC Family Washington 2022 300 25 11.6 miles
11hundred Apartments LIHTC Family Washington 2022 65 5 14.0 miles
Viridium Market Family Woodbridge 2022 318 20 13.9 miles
Vesta Parkside Market Family Washington 2022 191 15 14.0 miles
The Vale Market Family Washington 2022 301 27 12.0 miles
Viridium Market Family Woodbridge 2022 318 17 13.9 miles
Mills Place LIHTC Family Washington 2021 61 5 12.8 miles
The Silva Market Family Washington 2021 172 6 9.9 miles
Alexan Florence Market Family Alexandria 2021 286 31 9.3 miles
Forest Glen Phase | LIHTC Senior Centreville 2020 119 5 13.0 miles
555 E Street SW LIHTC Senior Washington 2020 58 6 10.0 miles
The Apex LIHTC Family Arlington 2020 256 21 7.4 miles
Waterm%rlgiﬁt Buzzard Market Family Washington 2020 453 25 10.5 miles
Riverpoint Market Family Washington 2020 480 25 10.4 miles

Average Affordable 136 15

Average Market 316 22

Overall Average 231 18

:o NOVOGRADAC., S



CORALAIN GARDEN APARTMENFALLS CHURCH, VIRGINMARKET STUDY

Note the Subject is an existing property, and will not need tolemse its units. Therefore, this discussion is
hypothetical, and assumes the Subject were 100 percent vacant. We obtained absorption data from 17
properties, located between 7.4 and 14.0 mds from the Subject. These properties reported absorption rates
ranging from five to 35 units per month, with an overall average of 18 units per month. Overall, we expect the
Subject will experience an absorption rate of 20 units per month, if vacant. Tleguates to an absorption
period of approximately five months.

Demand

The demand analysis illustrates demand for the Subject based on capture rates of inceefigible renter
households. When viewing total incomeligible renter households the calculation illustrates an overall capture
rate of 1.6 percent.

DEMAND CONCLUSIONS

Calculation As Proposed Absent Subsid
@50% (PBRA) 0.4% 1.0%
@60% 3.5% 3.5%
All Units 1.6% 3.3%
Annual Demand 3.4% 7.0%
Penetration Rate 5.5% 10.5%

These capture rates are reasonable taking into account the other indications of demand sucHas vacancy
rates and waiting lists reported by the comparable properties. The Demand Analysis illustrates demand for the
Subject based on captures rates of incomeligible renter households. The demand analysis illustrates
adequate demandsurditer the Subjectd

The \irginia Housingnet demand and capturerate table illustrates demand for the Subject based on capture
rates of incomeeligible renter households. The following table illustrates the conclusions from this talie
the as proposed scenario

Project Wide Capture RateLIHTC Units 4.0%

Project Wide Capture RateMarket Units N/A
Project Wide Capture RateAll Units 4.0%

Project Wide Absorption Period (Months) 5.3 months

The following table illustrates the conclusions from this tabla the as proposedscenario.

Project Wide Capture RateLIHTC Units 8.1%

Project Wide Capture RateMarket Units N/A
Project Wide Capture RateAll Units 8.1%

Project Wide Absorption Period (Months) 5.3 months

These capture rates arendicative of strong demand for the Subject, and upon renovation, we anticipate the
project will continue to operate at a stabilized occupancy rate. Additionally, it should be noted that the Subject
is an existing and stabilized property with a waitingtisf approximately two years and will therefore not detract
from other properties. The renovation will improve the condition of the Subject.

:0 NOVOGRADAC..



CORALAIN GARDEN APARTMENFALLS CHURCH, VIRGINMARKET STUDY

Strengths

f  The Subject will offergood condition upon completion of renovationswhich is generally slightly
superior to the comparable properties;

f The Subjectds | ocation is in close proximity t
accessibilityand goodvisibility;

f The Subject ds achi5eand@lpercerit dof AMI@ppeaereasosable and offer a
market rent advantage;

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

Weaknesses
f The Su bnjtszesta@dightly inferiorto the majority of comparable properties.
f The Subjectds property amenities are slightly ir

Recommendations and Overall Conclusion

We have no further recommendations for the developmertipon completion of renovations, the Subject will

be in good condition in a good location. The strengths of the Subject will be its good condition and location.
Weaknesses of the Subject will be its lack of property amenities and small unit sizes relatvéhe majority of

the comparable propertiessThe Subjectds LIHTC rents offer a dis
achievable market rents. Given t he véStothe coropetdc am@nt i C i
the demand for affordable housing evidenced by waiting lists and low vacancy at several LIHTC comparable
properties, we believe that the Subject is reasonable as proposed. We believe that it will fill a void in the market

and will perform well.

:o NOVOGRADAC., 7
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CORALAIN GARDEN APARTMENFALLS CHURCH, VIRGINMARKET STUDY

INTRODUCTION ANBCOPE ORMNVORK

Report Description: Novogradac has performed a comprehensive market study of tf
multifamily rental market in the Falls Church, Virginia area relative
Coralain Gardensan existing106-unit family LIHTC development.

Developer/Client Information:  The project sponsor ig€nterprise Community Development.

Intended Use and Users of the The report will be submitted to Virginia Housing for LIHTC applicati
Report: purposes. The intended users of the report ar®irginia Housing and
Enterprise Community Development

Scope of the Report: A

> > > > > D>

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

In-person inspection of the Subject site and its general location.
Estimating the market rents, absorption rates and stabilize
occupancy levels for the market area.

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

Estimating number of incomeeligible households and performing ar
analysis of relevant demographic demand for the Subject.
Complete a bybedroom capture rate analysis that analyzes the levt
of potential incomeeligible 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,
relation to the project.

Establishing the Subjectds Pri
Surveying competing projects, both LIHTC and markate.

Effective Date: The Subject was inspected on November 21, 2023 and this will serve i
the effective date for the report.

Primary Contacts for the Kelly Gormand Kelly.Gorman@novoco.com
Report: Tara Riald Tara.Rial@novoco.com
William Linthicumd William.Linthicum@novoco.com

:0 NOVOGRADAC..



C.PROJECDESCRIPTION



CORALAIN GARDEN APARTMENFALLS CHURCH, VIRGINMARKET STUDY

PROJECTDESCRIPTION

The project description will discuss the physical features of the Subject, the proposed unit mix, and rents.

Subject Property Description:  Coralain Garden Apartments (Subject) is an existing 1-06it affordable
family development located on a 4.8%cre parcel at 7435 Arlington Blvd.,
Falls Church, Virginia 22042. The property was originally constructed
1963 and previously renovated in 2007with Lowlncome Housing Tax
Credits (LIHTC). The property is now proposed to undergo additic
renovations financed with LIHTC. The Subject consists of three gard
style structures offering a total of 106 studio, one, and twbedroom
apartments. The Sufect's units are restricted to households earning 5(
and 60 percent of AMI, or less. None of the Subject's units are curren
subsidized. However, following renovations, the Subject's 22 uni
restricted to the 50 percent of AMI level will benefit from pject-based
subsidies, where tenants pay 30 percent of their income towards rer
Notable amenities include balconies/patios, central air conditioning
central laundry, dishwashers, disposals, intercom (buzzer), limited acce:
on-site management, a playgrund, surface parking, a swimming pool, an
walk-in closets. Following renovations, the Subject's amenities will expal
to include microwaves and vinyl plank flooring. Total hard costs a
estimated to be $6,467,694, or $61,016 per unit. Renovations are
anticipated to begin December 2024 and be complete in April 202€
According to a recent rent roll, dated September 30, 2023, the Subject
currently 99.1 percent occupied, and the Subject operates with a waitir
list of approximately two years in length.

Construction Type: The Subject consists of three two to threstory gardenstyle residential
buildings, as well as one community building. The Subject curren
exhibits average overall condition, and will exhibit good overall conditit
following completion of renovations.

Target Population and Qualifying incomes for the Subject's tenants will range from $0

Occupancy Type: $81,420. Absent subsidy, the income limits will range between $45,18¢
to $81,420.

Proposed Rents: The followingtabled et ai | s proposed rents f
the developerds pro for ma.

PROPOSED RENTS
2023 LIHTC
Contract . Utility Maximum 2024 HUD Fair
Rent AT st Allowance* Criess Rem Allowable Gross Market Rent

Rent

Unit Type

@50% (PBRA)

OBR/1BA 500 4 $1,797 $1,797 $53 $1,850 $1,318 $1,772
1BR/1BA 650 9 $1,848 $1,848 $62 $1,910 $1,413 $1,803
2BR/2BA 750 9 $2,121 $2,121 $79 $2,200 $1,696 $2,045
@60%
OBR/1BA 500 13 - $1,529 $53 $1,582 $1,582 $1,772
1BR/1BA 650 34 - $1,633 $62 $1,695 $1,695 $1,803
2BR/2BA 750 37 - $1,956 $79 $2,035 $2,035 $2,045
Total 106

*Source of Utility Allowance provided by the Developer
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Assisted Housing Program: According to the developer, following renovations, 22 of tisibject's units
will operate with projectbased rental assistance where tenants pay 3(
percent of their income towards rent.

Construction Date: Construction on the Subject is scheduled to begin in December 2024 ar
be complete in April 2026.

Target Household Income The proposed Subject will target one to three person households earni
Levels: 50 and 60 percent of the AMI or below.

INCOME LIMITSAS PROPOSED

Minimum : :
Unit Type Allowable MaX|m|um AlEREDE Minimum Allowable Income MEBIITUTID I
ncome Income
Income
@50% (PBRA) @60%
OBR $0 $52,750 $54,240 $63,300
1BR $0 $60,300 $58,114 $72,360
2BR $0 $67,850 $69,771 $81,420
INCOME LIMITSABSENT SUBSIDY
Unit Type Minimum Allowable Maximum Allowable Minimum Allowable Maximum Allowable
Income Income Income Income
@50% @60%
OBR $45,189 $52,750 $54,240 $63,300
1BR $48,446 $60,300 $58,114 $72,360
2BR $58,149 $67,850 $69,771 $81,420
Utility Structure: The following table details utility allowance calculations as derived fro
the most recent utility allowance schedule published by the Virgin
Housing, effective as of July 1, 2023.
HOUSING AUTHORITY UTIATYOWANCE
Utility and Source Paid By 0BR 1BR 2BR
Heating- gas Tenant $9 $13 $16
Cooking-gas Tenant $2 $2 $3
Electric Tenant $19 $25 $30
Air Conditioning central Tenant $7 $10 $13
Hot Water- gas Tenant $4 $6 $7
Cold Water Landlord $18 $25 $32
Sewer Landlord $21 $29 $38
Trash Landlord $15 $15 $15
TOTAL: Paid by Landlord $54 $69 $85
TOTAL Paid by Tenant $41 $56 $69
TOTAL: Paid By Tenant Provided by Developer $53 $62 $79
% Delta (Developer / Housing Authority) 129% 111% 114%

Source: Virginia Housing, July 2023

The Subject offers central air conditioning and gas cooking, heating, a
water heating. Tenants are responsible for the cooking, hot water, heatir
and electric expenses. The landlord is responsible for the cold watt
sewer, and trash costs.
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Unit Mix: The following table illustrates
sizes, as provided by the developer:

UNIT MIX AND SQUARE FOOTAGE

Unit Type Number of Units Unit Size (SF Net Leasable Area
OBR/1BA 17 500 8,500
1BR/1BA 43 650 27,950
2BR/2BA 46 750 34,500
Total 106 70,950
Net Leasable Area: 70,950 square feet.
Unit Amenities: Notable amenities offered by the Subject include balconies/patios, centr:

air conditioning, dishwashers, disposals, microwaves, vinyl plathoring,
and walkin closets.The microwaves and vinyl plank flooring will be adde
as part of renovations.

Common Area Amenities: Notable amenities offered by the Subject include central laundry, -gite
management, a playground, and a swimming pool. The Subject's prope
amenities will not change following renovations.

Parking: The property offers 148 surface parking spaces, or 1.40 spaces per un
We expect the number of parking spaces to be adequate.

Number of Stories and The Subject consists of three two to threstory gardenstyle residential

Buildings: buildings, as well as one community building. The Subject curren

exhibits average overall condition, and will exhibit good overall conditir
following completion of renovations.

The Subject currently operates as a LIHTC development. The follown
table details the current unit mix, sizes, and rents.

CURRENT RENTS

2023 LIHTC
. Unit Size # . Utility Maximum 2023 HUD Fair
SV (SF)  Units (S [ Allowance* CleE) REIE Allowable Gross Market Rent
Rent
@50%
OBR/1BA 500 4 $1,172 $53 $1,225 $1,318 $1,772
1BR/1BA 650 9 $1,257 $62 $1,319 $1,413 $1,803
2BR/2BA 750 9 $1,514 $79 $1,593 $1,696 $2,045
@60%
OBR/1BA 500 13 $1,421 $53 $1,474 $1,582 $1,772
1BR/1BA 650 34 $1,524 $62 $1,586 $1,695 $1,803
2BR/2BA 750 37 $1,834 $79 $1,913 $2,035 $2,045
Total 106
*Source of UtilityAllowance provided by the Developer
Rent Roll Analysis: According to the rent roll provided by the client dated September 30, 202:

the Subject is 99.1 percent occupied, which is typical for the propert
Additionally, the Subject maintains a waiting list of approximately two yee
in length. The following tabldlustrates the tenantpaid portions of rent for
the Subject's units.
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RENT ROLL ANALYSIS*

Unit Type Minimum TenantPaid Rent Maximum TenantPaid Rent Average TenardPaid Rent
0BR $223 $1,508 $1,216
1BR $5 $1,617 $1,497
2BR $5 $1,948 $1,785

*Rent roll dated September 30, 2023

Change in Rents:

Unit Type

The Subjectds 50 per cent -baseadisubsdy
followingrenovations, and therefore the current asking rents will increas
to contract rents. Additionally,
asking rents following renovations. The following table illustrates tf
change in rents at the Subject followingenovations.

SUBJECT CHANGE IN RENTS
Proposed Asking/Contract

O0BR/1BA
1BR/1BA
2BR/2BA

O0BR/1BA
1BR/1BA
2BR/2BA

Current Asking Rent Rent % Change
@50% (PBRA Post Reno)
$1,172 $1,797 53%
$1,257 $1,848 47%
$1,514 $2,121 40%
@60%
$1,421 $1,529 8%
$1,524 $1,633 7%
$1,834 $1,956 7%

Scope of Renovations:

The Subject is proposed for renovations with LIHTC equity. The develc
provided a scope of work for the renovations, which are estimated
$6,467,694 in total hard costs, or $61,016 per unit. The renovation scope
includes, but may not be limited to thdollowing:

SCOPE OF RENOVATIONS

Exterior

Replace signage

Replace gutters and downspouts

Replace roofing

Framing repairs at each building

Tree and shrub trimming around buildings Landscape/Reseed at disturbed areas
New landscaping arounduildings Improve drainage at downspouts
Reilace concrete sidewalk Resurface and restriie iarkini lot
Replace bathroom faucets Replace all kitchen sinks and faucets
Repaint units Replace carpeting in units
LVT flooring in bathrooms anglitchens Drywall repairs/replacement as needed
Replace unit entry doors Replace interior doors and frames
Remove parquet flooring Remove popcorn ceilings from apartments

New kitchen appliances (refrigerators, ranges, range hoods, dishwashers, microwaves, disposals)

Install grab bars in ADA units and leasing office

Install bathroom accessories and medicine cabinets

Install new cabinetry and countertops in kitchens and bathrooms
Common Area
Card readers at building entrances Remodel pool

Repaint common stairwells

Remove asbestos flooring from stairwell landings and sprinkler rooms

Remove asbestos flooring and debris from storage and laundry rooms

Americans with Disabilities Act We assume the property will not have any violations of the Americans w

of 1990:

:0 NOVOGRADAC..
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Quiality of Construction Given the scope of renovations, we do not expect the Subject to sufi
Conditionand Deferred from deferred maintenance after the renovation has been completed &
Maintenance: any existing deferred maintenance is expected to be cured.

Functional Utility: We assume the Subject will not suffer from functional obsolescence. V
revi ewed the Subject s pl aonentedandc
functional.

Architectural Plans: We requested but were not provided with floorplans for the Subject. A cc

of the site plan is included in the addenda of this report.

Conclusion: The Subject is physically capable of supporting a variety of lege
permissible uses and is considered a desirable site.

:0 NOVOGRADAC., 15
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LOCATION

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 discusses the physical features of the site,

as well as the layout, access issues, andaffic flow.

7

Arlington Blvd

Subject Site Location:

Size:
Shape:

Frontage:

Topography:
Utilities:

Visibility/Views:
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The Subject is located at 7435 Arlington Blvd., in Falls Church, '
22042.

The Subiject site is 4.87 acres or 212,137 square feet.
The Subiject site is rectangular in shape.

The Subject has frontage along the south side of Arlington Bouleva
Service Road.

The Subject site exhibits level topography.
All utilities are available to the site.

The Subject has excellent visibility along Arlington Boulevard a
Arlington Boulevard Service Road. To the north, views consist
Arlington Boulevard and singleamily homes in average condition. T
the east, views consist of Thomas Jefferson Library, il is a public
library. To the south, views consist of Monticello Falls Chur
Apartments, an 800unit market rate property that was utilized as ¢
comparable in this report. To the west, views consist of wooded land a

18
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Surrounding Land Uses:

@,
p<g

NOVOGRADAC..

Berkley Place Townhomes, which is a fsale townhome development.
Overall, visibility is considered excellent and views are average.

Directly north of the Subject is Arlington Boulevard, a flane divided
highway traversing generally east/west. Along Arlington Bouleve
Service Road is a bus stop. North of Arlington Boulevard are sirfglmily

homes in average to good condition. Nordast is a house of worship in
average condition. Further north are additional singfamily homes in
average to good condition and a cemeterirectly east of the Subject
is Thomas Jefferson Library, a public library in good condition. East
Thomas Jeférson Library is Monticello Falls Church Apartments,

market-rate multifamily property in average condition that we hav
utilized as a comparable in this report. Also east is a retail shoppir
plaza in average condition and newly constructed feale towrhomes in

excellent condition. Some of these townhomes are still unde
construction. Uses at the retail plaza include Giant Food grocery sto
7-Eleven, restaurants, PNC Bank, and gas statior&outh of the Subject
are The Cove Condominiums in good conditi. Further south is Falls
Church High School, which is currently undergoing somanovation, in

average condition and singléamily homes in generally average
condition. West of the Subject are townhomes in good conditioRurther

west is Interstate 495, or the Capital Beltway, which provides acce:
around Washington, DC, Virginia, and Maryland area. West of Interst.
495 is the Inova Fairfax Medical Campus, multifamily uses in averag
condition, commercial uses in good conditiorand singlefamily homes
in average to good condition.
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PHOTOGRAPHS dBUBJECTPROPERTY ANDNEIGHBORHOOD

Subject exterior o ' Sulect exterior
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Subject exterior

Subject swimming pool
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Subject ffice \‘ ‘ Subject laundry room
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e o B N \

Subject Iaunry room

\ ’DEEIFE_

Subject former laundry room | Subject mailboxs
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Typical living spaéé - Typical dinin sace
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Typical closet ' Typical closet

Typical bathroom Typical hallway
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Typical balcony Typical balcony

Unit mechanical room Viewfrom the Subject east along Arlington
Boulevard Service Road

e om the Subject west along Arlington View from the Suject east along rIington
Boulevard Service Road Boulevard
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View from the Subject west along Arlington Grocerystore northwest of the Subject .é'r{d' of

Boulevard Interstate 495

i
z

Grocery store northwest of the Subject and of Commercial uses northwest of the Subject and of
Interstate 495 Interstate 495

HAI

e
il
]

1IN M)

Retail uses and Dunn Loring/lerrifield Metro Commercial and multifamily uses northwest of the
Station parking northwest of the Subject and of Subject and of Interstate 495
Interstate 495
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1
4N -

New construction townhomes in excellent conditior Townhomes under construction east of the Subjec
east of the Subject

Grocery store east of the Subject ~ Commercial/retail uses east of the Subject

Retail uses east of the Subject Gas station east of the Subject
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The Cove Condominiums southwest of the Subjec ‘Singlefamily home south of the Subject
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Access and Traffic Flow: The Subject is accessed via Arlington Boulevard and Arlington Boulev
Service Road, which traverse east/west. Arlington Boulevard exten
east into Arlington and west farther into Fairfax County. Interstate 4¢
can be accessed approximately 0.9 miles wesef the Subject. Interstate
495, or the Capital Beltway, circles around the Washington, C
metropolitan area, extending north from the Subject into Maryland ar
southeast into Alexandria. Additionally, Interstate 66 can be access¢
approximately 1.7 milesnorthwest of the Subject. Interstate 66 extends
west through Virginia and east towards Washington, DC. Overall, acc
is considered good.

Layout and Curb Appeal: Summary of Subject Site Characteristics
Visibility Excellent
Views Average
Access/Traffic Flow Good
Layout/Curb Appeal Good
Drainage: Appears adequate, however no specific tests were performed.
Soil and Subsoil Conditions: We were not provided with soil surveys; however, surroundi

improvements suggest the soil and subsoil conditions are adequate.

Environmental Assessment: We were provided with a draft Phase | Environmental Site Assessmi
for the Subject property dated July 28, 2023. According to the report, 1
evidence of recognized environrm
in connection with the Subject property. ring our site inspection, we
wal ked t he Subject ds grounds
indicators of environmental contamination. Nonetheless, Novogradac
not an expert in this field and further analysis is beyond the scope of th

report.
Detrimental Uses: No detrimental influences or site nuisances were observed.
Flood Plain: According to Flood Insights and Flood Insurance Rate Map Commui

Panel Number 51059C0280E, dated September 17, 2010, the Subjec
site is located in Zone X. Zone X is defined as an area outside 50ar
floodplain, which is determined to be outside the Q. percent annual
chance floodplains.
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Locational Amenities: As shown in the following table and map, the Subject is located with
reasonable proximity to many services, including medical, education.
recreational, and retail uses.

.\{\

\

West Falls
Church” |

v’ y A by
Strathmeade
Springs/ . &

LOCATIONAL AMENITIES

Distance to Distance to

# Service or Amenity Subiect Service or Amenity Subiect

1 Bus Stop 0.1 miles Omin 10 CVS Pharmacy 1.2 miles 5 min
2 Thomas Jefferson Library 0.2 miles 1min 11 Luther Jackson Middle School 1.4 miles 6 min
3 Exxon Gas Station 0.3 miles 2min 12 Inova Fairfax Medical Campus 1.4 miles 8 min
4 Falls Church High School 0.3 miles 5min 13 Target 1.4 miles 8 min
5 PNCBank 0.4 miles 3min 14 U.S. Postal Service 1.7 miles 8 min
6 Giant Food Grocery Store 0.5 miles 4 min 15 Dunn Loring Metro Station 1.8 miles 11 min
7 Jefferson Fire Station 0.6 miles 4min 16 Dollar Tree 1.8 miles 8 min
8 Luria Park 0.8 miles 9min 17 Falls Church Police Departmen 2.2 miles 10 min
9 Westlawn Elementary School 1.1 miles 6 min - - - -
Public Transportation: Washington Metropolitan Area Transit Authority (WMATA) provides pu

transportation services in the Falls Church aredhe Subject is located
adjacent to a WMATA bus stop. Omeay bus fares are $2.00. Seniors
passengers with disabilities, and K2 students are eligible for reduced
$1.00 fares. Additionally, WMATA operates Metro subway trains
Northern Virginia, Marylandand the District of Columbia. The neares
station is the Dunn LoringMerrifield Station located approximately 1.8C
miles northwest of the Subject. Onwvay fares range from $1.00 to $6.00.

Crime Statistics: The table below illustrates crime indices in the PMA and MSA
comparison to that of the nation. A crime index below 100 is below tF
national average and anything o\

average. A crime index of 75 in a PMA would b& Dercent below the
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national average while a crime index of 200 would be twice that of th
national average. Crime indices were provided by 2023 ES
Demographics data.

2023 CRIME INDICES

Total Crime* 80 99
Personal Crime* 27 110
Murder 29 139
Rape 38 72
Robbery 34 148
Assault 23 96
Property Crime* 87 97
Burglary 43 70
Larceny 105 101
Motor Vehicle Theft 57 141

Source: Esri Demographics 2023, Novogradac, December 2023
*Unweighted aggregations

Total crime indices in the PMA are slightly below the national average a
below the MSA. Both geographic areas feature crime indices below t
overall nation. The Subject offers intercom (buzzer) and limited acces
The upcoming Supply Section of this rept provides a more detailed
analysis of crime indices on a 0.5 mile basis.

Conclusion: The Subject is located in Falls Church, Virginia approximately 1.3 mi
east of Interstate 495. The immediate neighborhood consists ¢
multifamily uses, dibrary, townhomes under construction, condominiums
commercial/retail uses, and singlefamily homes. Residential uses in the
Subjectds neighborhood are gene
number of retail properties are located east of the Subjechéluding a
Giant grocery store, gas stations, restaurants, a bank, and a convenien
store. Commercial areas in Falls Church are approximately 90 perce

occupied. The Subject site is de
Score with a score of 64, indiating that some errands can be
accomplished on foot. The surro

neighborhood consisting of singléamily homes, were mostly constructec
prior to 1960 and are in average to good condition. According to Zillow, tl
current medi an home value in the S
$658,000.
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MARKETAREA

For thepurpose 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
oneighborhood or i en tyeethdantaonmbve &ameahe greanwbereahey hgve gravn 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 Falls Church, West Fal@hurch, Merrifield, Strathmeade Springs, and Mantua. The
PMA boundaries are: Interstate 66 and Leesburg Pike to the north; Sleepy Hollow Road to the east; Columbia
Pike and Little River Turnpike to the south; and Pickett Road and Blake Lane to the wesie PMA
encompasses approximately 20 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 Semdary Market Area (SMA). The secondary market area (SMA) for the
Subject is WashingtorArlingtonAlexandria, D&/AMD-WYV Metropolitan Statistical Area (MSA), which consists

of the following counties: District of Columbia in District of Columbia; JeffersonWest Virginia; Calvert,
Charles, Frederick, Montgomery, and Prince George's in Maryland; Alexandria city, Arlington, Clarke, Culpeper,
Fairfax city, Fairfax, Falls Church city, Fauquier, Fredericksburg city, Loudoun, Manassas city, Manassas Park
city, Prince William, Rappahannock, Spotsylvania, Stafford, and Warren in Virginia. The MSA is 8,653 square
miles.

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 developmeant 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 Subjectds tenants wildl c ome
outlines the PMA.
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Primary Market Area Map
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ECONOMICANALYSIS

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

Prof/Scientific/Tech Services 16,047 25.9% 13,955,403 8.6%
Public Administration 6,724 10.9% 7,857,180 4.8%
Healthcare/Social Assistance 5,676 9.2% 22,115,876 13.6%
Educational Services 4,675 7.6% 14,946,247 9.2%
Other Services 4,457 7.2% 7,645,568 4.7%
Construction 3,919 6.3% 11,436,301 7.0%
Accommodation/Food Services 3,764 6.1% 10,883,169 6.7%
Retail Trade 3,483 5.6% 16,983,329 10.4%
Finance/Insurance 2,720 4.4% 8,135,144 5.0%
Admin/Support/Waste Mgmt Srvcs 2,568 4.1% 7,195,078 4.4%
Transportation/Warehousing 1,815 2.9% 9,030,239 5.5%
Manufacturing 1,760 2.8% 16,269,811 10.0%
Information 1,453 2.3% 3,143,826 1.9%
Arts/Entertainment/Recreation 1,186 1.9% 3,578,110 2.2%
Real Estate/Rental/Leasing 1,056 1.7% 2,901,274 1.8%
Wholesale Trade 341 0.6% 3,029,965 1.9%
Utilities 191 0.3% 1,335,595 0.8%

Mgmt of Companies/Enterprises 67 0.1% 216,588 0.1%
Agric/Forestry/Fishing/Hunting 2 0.0% 1,800,335 1.1%
Mining 1 0.0% 572,355 0.4%

Total Employment 61,905 100.0% 163,031,393 100.0%

Source: Esri Demographics 2023, Novogradac, December 2023

Employment in the PMA is concentrated in professional/scientific/technology services, public administration,
and healthcare/social assistance, which collectively comprise 46.0 percent of local employment. The large
share of PMA employment in the public admistration and healthcare/social assistance industries is notable
as these industries are historically stable, and tend to exhibit greater resilience during economic downturns.
Relative to the nation, the PMA features comparatively greater employment inhet
professional/scientific/technology services, public administration, and other services industries. Conversely,

the PMA is underrepresented in the manufacturing, retail trade, and healthcare/social assistance sectors.
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Employment By Industry

Prof/Scientific/Tech Servic PMA
Public Administratior
‘ B MSA
Healthcare/Social Assistanc
USA

Educational Servic

Other Service s I

Constructior
Accommodation/Food Servic
Retail Trad

Finance/Insurance e —
Admin/Support/Waste Mgmt Srvcs —
Transportat\on/Warehousing_
Manufacturing e —
Information E——
Arts/Entertainment/Recreation —
Real Estate/Rental/Leasing n——
Wholesale Trade s
Utilities s
Mgmt of Companies/Enterprisesi
Agric/Forestry/Fishing/Huntingi
Mining!
0% 5% 10% 15% 20% 25%

Percent of Total Industry

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 EMPLOYMEMNMA

2010 2023 2010-2023
Number Percent Number Percent Annualized

Industry Employed Employed Employed Growih Percent
Prof/Scientific/Tech Services 8,149 19.3% 16,047 25.9% 7,898 7.5%
Public Administration 5,103 12.1% 6,724 10.9% 1,621 2.4%
Healthcare/Social Assistance 4,109 9.7% 5,676 9.2% 1,567 2.9%
Educational Services 3,858 9.1% 4,675 7.6% 817 1.6%
Other Services 2,603 6.1% 4,457 7.2% 1,854 5.5%
Construction 2,339 5.5% 3,919 6.3% 1,580 5.2%
Accommodation/Food Services 2,821 6.7% 3,764 6.1% 943 2.6%
Retail Trade 3,664 8.7% 3,483 5.6% -181 -0.4%
Finance/lnsurance 2,050 4.8% 2,720 4.4% 670 2.5%
Admin/Support/Waste Mgmt Srvcs 1,920 4.5% 2,568 4.1% 648 2.6%
Transportation/Warehousing 718 1.7% 1,815 2.9% 1,097 11.8%
Manufacturing 892 2.1% 1,760 2.8% 868 7.5%
Information 1,705 4.0% 1,453 2.3% 252 -1.1%
Arts/Entertainment/Recreation 600 1.4% 1,186 1.9% 586 7.5%
Real Estate/Rental/Leasing 974 2.3% 1,056 1.7% 82 0.6%
Wholesale Trade 519 1.2% 341 0.6% -178 -2.6%
Utilities 129 0.3% 191 0.3% 62 3.7%

Mgmt of Companies/Enterprises 73 0.2% 67 0.1% 6 -0.6%
Agric/Forestry/Fishing/Hunting 51 0.1% 2 0.0% 49 -7.4%
Mining 54 0.1% 1 0.0% 53 -7.5%
Total Employment 42,331 100.0% 61,905 100.0% 19,574 3.6%

Source: Esri Demographics 2023, Novogradac, December 2023

Total employment in the PMA increased an annualized rate of 3.6 percent between 2010 and 2023. The
industries  that nominally expanded most substantially during this period include
professional/scientific/technology services, other services, and public adnmstration. Conversely during this
same period, the information, retail trade, and wholesale trade sectors experienced the least nominal growth.
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Major Employers
The following table details major employers in Fairfax County, Virginia.

MAJOR EMPLOYERS
FAIRFAX COUNTY, VA

Employer Name Industr # Of Employees

Amazon Information/Retail Trade 5,000+
Booz Allen Hamilton Consulting 5,000+
Capital One Finance 5,000+
Freddie Mac Finance 5,000+
General Dynamics Professional/Scientific/Technical Services 5,000+
Inova Health System Healthcare 5,000+
SAIC Professional/Scientific/Technical Services 5,000+

MITRE Corporation Professional/Scientific/Technical Services 1,0004,999

Navy Federal Credit Union Finance 1,0004,999

Peraton Professional/Scientific/Technical Services 1,0004,999

Source: Fairfax County, retrieved October 2023

Fairfax Countyds major private sector employers are
professional/scientific/technical services sectors. We believe the diverse mix of industries in typically stable
sectors bodes well for the local area economy.

Employment Expansions

We conducted our own research into economic expansions in the area. Notable expansions include, but are
not limited to, the following:

 In May 2023, Chicken Salad Chick, a fastasual chicken salad chain, announced that eight new
franchise locations would be opening in Fairfax and Arlington counties over the next five years. The
first Arlington location is expected to open in Spring 2024ub information regarding when the first
Fairfax County location will open was not available.

' Armored Fresh, a South Korean food tech company, announced plans in January 2023 to expand their
headquarters in Fairfax County. The project will cost approximately $125,000 and create around 30
new jobs.

f Announced in conjunction with Amazd@dNovember 2018 new headquarters, the Virginia Tech
Innovation campus plans to develop fowacre site with a 300,000 squarefoot academic building. The
building is scheduled for completion in 2023. The Commonwealth of Virginia Téckalent Investment
Program will provide half the funding while Virginia Tech raises the remaining funds. When completed,
the $1 billion, 600,000 squarefoot campus will graduate 750 masters students and host more than
100 doctoral students ard postdoctoral fellows annually, providing talent to fill crucial job roles
throughout Northern Virginia.

f Hilton Hotels announced in August 2022 its plans for a major expansion of its headquarters in Tysons
that is expected to add approximately 350 jobs. The headquarters currently employs approximately
800 workers, and the expansion will bring this total to ev 1,000 employees.

' Nodal Exchange, a derivatives exchange, announced in June 2022 that it will expand its operations in
Fairfax County. The project will cost around $300,000 and is expected to create 37 new 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 yetr-date 2023. The following table illustrates the companies
that experienced layoffs as well as the maber of affected employees.

WARN LISTINGS
FAIRFAX COUNTY, VIRGINIA: JANUARY 29ZD 2023

Company Industry E/&nﬁFi(é%/: des Layoff Date
NE Virginia Emergency Physicians, LLC Healthcare 137 12/31/2023
CTR Management Group LLC Consulting 93 8/30/2023
Compass Group USA, Inc Food Service 220 9/1/2023
Watermark Retirement Communities, LLC Retirement Community Manager 94 8/8/2023
QOMPLX Cyber Risk Analytics 60 8/1/2023
American Anesthesiology Association of Virginia, Healthcare 172 6/11/2023
TargetT3295 Store Retail 28 5/13/2023
Gannett Media 44 3/16/2023
Golden Services, LLC Moving Company 34 12/1/2022
ID.me, Inc. Identity Network Company 54 6/7/2022
ABM Industry Group Inc.* Facility Services 85 2/28/2022
Genesis Logistics Inc. Logistics 86 1/15/2022
Total 1,107

Source: Virginia Employment Commission, retrieved November 2023
*Some layoffs occurred outside of Fairfax County.

As illustrated in the previous table, there were a total of 1,107 layoffs between 2022 and ydardate 2023.
Due to the sizeof the Falls Church 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 200Cictober2023.

EMPLOYMENT & UNEMPLOYMENT TRENDS (NOT SEASONALLY ADJUSTED
MSA USA

%  Unemployment Total %  Unemployment
Change Rate GRS Employment Change [REE Ciremge
2007 2,909,586 - 3.2% - 146,046,667 - 4.6% -
2008 2,948,734 1.3% 3.9% 0.7% 145,362,500 0.5% 5.8% 1.2%
2009 2,896,741 -1.8% 6.3% 2.4% 139,877,500 3.8% 9.3% 3.5%
2010 2,947,955 1.8% 6.5% 0.2% 139,063,917 0.6% 9.6% 0.3%
2011 3,001,024 1.8% 6.2% 0.4% 139,869,250 0.6% 9.0% 0.7%
2012 3,049,860 1.6% 5.7% 0.5% 142,469,083 1.9% 8.1% 0.9%
2013 3,081,172 1.0% 5.5% 0.2% 143,929,333 1.0% 7.4% 0.7%
2014 3,106,413 0.8% 5.0% 0.5% 146,305,333 1.7% 6.2% -1.2%
2015 3,136,814 1.0% 4.3% 0.7% 148,833,417 1.7% 5.3% 0.9%
2016 3,194,358 1.8% 3.8% 0.5% 151,435,833 1.7% 4.9% 0.4%
2017 3,276,258 2.6% 3.6% 0.2% 153,337,417 1.3% 4.3% 0.5%
2018 3,313,084 1.1% 3.3% 0.4% 155,761,000 1.6% 3.9% 0.4%
2019 3,381,932 2.1% 3.0% 0.2% 157,538,083 1.1% 3.7% 0.2%
2020 3,192,328 5.6% 6.5% 3.4% 147,794,750 6.2% 8.1% 4.4%
2021 3,212,876 0.6% 4.7% -1.8% 152,580,667 3.2% 5.4% 2.7%
2022 3,321,051 3.4% 3.0% 1.7% 158,291,083 3.7% 3.6% -1.7%
2023 YTI*D 3,411,627 2.7% 2.6% 0.4% 160,953,600 1.7% 3.7% 0.0%
Average
Oct2022 3,337,114 - 3.0% - 159,144,000 - 3.4% -
Oct2023 3,417,147 2.4% 2.7% 0.3% 161,676,000 1.6% 3.6% 0.2%

Source: U.S. Bureau of Labor Statistics, December 2023
*2023 YTD Average ighrough October

Between 2012 and 2019, job growth in the MSA was generally similar to the nation. Employment in the MSA
declined by 5.6 percent in 2020 amid the pandemic, similar to the overall nation. The MSA subsequently
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recovered all pandemieelated job losses, and employment levels are currently at a pastessionary record.
As of October 2023, employment in the MSA is increasing at an annualized rate of 2.4 percent, compared to
1.6 percent growth across the nation.

During the period preceding the onset of COVID (2012 - 2019), the MSA generally experienced a lower
unemployment rate relative to the nation. The MSA unemployment rate increased modestly by 3.4 percentage
points in 2020 amid the pandemic, reaching a hig of 6.5 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 October 2023, the current MSA unemployment rate is
2.7 percent. This is below the current national unemployment rate of 3.6 percent.

It should be noted that increasing inflation and rising interest rates have created an uncertain economic
climate. In November 2023, the Federal Reserve announced a pause ioterest rate hikes, maintaining the

current range between 5.25 and 5.50 percent. The central bank stated job gains in the July to September
guarter remain strong, but future rate hikes remain under consideration if the Federal Reserve deems
necessary. Tk next Federal Open Market Committee (FOMC) meeting will be held on December 12 and 13,
2023. 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. According to the 42onth percentage of change in the consumer

price index, the inflation rate increased 3.7 percent between September 2022 and September 2023, which

is similar to the 3.7 percent increase between August 2022 and August 2023. Inflation remains above the
Federd Reservebs target of 2.0 percent. According to
economi stsd average f orgeater £conomia IndBaon gotl astineate one snere o n d
interest rate hike in 2023 at a target range of 5.50 td5.75 percent. According to Shawn Snyder, Global
Investment Strategist at J.P. Morgan, the FOMC is close to a terminal rate that they will attempt to hold steady
into 2024. Experts remain divided on whether the nation will enter into a recession in the cogiyear.
According to an article posted by Reuters on August 16, 2023, 55 percent of economists polled by Reuters
predict a recession in the next year, which is down from a high of 65 percent in October 2022. Michael Gapen,
chief U.S. Economist at Bank dfmerica, wrote on August 1, 2023 that Bank of America no longer expects the
economy to fall into a mild recession. Gapen now expects the interest rate hikes to result in a soft landing for

the economy, where growth falls below trend in 2024 but remains positive territory.

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 BirRepublic 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 ava&y 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 privateredit rating agencies, downgraded its U.S. credit rating from AAA to

AA+ on August 1, 2023. According to Fitch Ratings,
expected fiscal deterioration over the next three years, a high and growinggqovnent debt burden, and the
erosion of governanceéover the | ast two decades t ha
lastmi nut e resolutions. 6 Treasury Secretary Janet Y ¢
downgrade is based omutdated 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 irsters 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 Chimfidmist at
Moodyds Analytics, stated the downgrade wil!/| i kel
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 ralytics, the third major credit agency, has maintained its AAA rating of U.S.

credit since 1917.
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MSA Job Growth
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Wages by Occupation

The following table illustrates the wages by occupation for the WashingtaringtonAlexandria, D&/AMD-
WV.
MSA-2ND QTR 2022 AREA WAGE ESTIMATES

Occupation Number of Mean Hourly Mean Annual
Employees Wage Wage
All Occupations 3,027,490 $40.34 $83,900
Legal 69,000 $83.82 $174,340
Management 286,370 $75.82 $157,700
Computer and Mathematical 243,800 $60.27 $125,360
Architecture and Engineering 55,160 $54.35 $113,040
Life Physical and Social Science 59,710 $54.25 $112,850
Healthcare Practitioners and Technical 150,570 $54.21 $112,760
Business and Financial Operations 374,150 $50.36 $104,750
Arts Design Entertainment Sports and Media 69,150 $45.74 $95,140
Educational Instruction and Library 181,890 $34.49 $71,730
Community and Social Service 42,940 $32.31 $67,190
Protective Service 89,430 $30.95 $64,370
Installation Maintenance and Repair 89,110 $30.06 $62,510
Construction and Extraction 106,710 $29.11 $60,550
Sales and Related 223,840 $26.58 $55,290
Office and Administrative Support 306,960 $25.04 $52,090
Production 44,720 $24.85 $51,690
Transportation and Material Moving 164,160 $23.62 $49,120
Farming Fishing and Forestry 1,920 $20.92 $43,510
Personal Care and Service 60,950 $19.31 $40,160
Healthcare Support 89,460 $18.84 $39,180
Building and Grounds Cleaning and Maintenance 92,620 $18.67 $38,820
Food Preparation and Serving Related 224,870 $18.04 $37,530

Source: Department of Labor, Occupational Employment Statistics, May 2022, retrieved October 2023

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
$18.04 per hour. The highest average hourly wage, 083.82, is for those in the legal occupations. Qualifying
incomes for the Subject's tenants will range from $0 to $81,420. Absent subsidy, the income limits will range
between $45,189 to $81,420. This encompasses a significant amount of the employment based wages in

the area. An element not reflected in the data is that many positions represent ptime employment, and
starting rates are typically lower than mean wage rates. We expect garte employment and entryevel
positions will be common among t Subject's tenant base.

Commuting Patterns
The chart below shows the travel time to work for the PMA according to ESRI Demographics.

COMMUTING PATTERNS
Number of

ACS Commuting Time to Work Commuters Percentage
Travel Time <5 min 487 1.0%
Travel Time 3 min 2,302 4.6%
Travel Time 1614 min 3,613 7.2%
Travel Time 1519 min 6,553 13.1%
Travel Time 2624 min 7,489 15.0%
Travel Time 2529 min 4,196 8.4%
Travel Time 3634 min 8,886 17.8%
Travel Time 3539 min 2,186 4.4%
Travel Time40-44 min 3,115 6.2%
Travel Time 4559 min 6,286 12.6%
Travel Time 6689 min 3,723 7.4%

Travel Time 90+ min 1,155 2.3%

Weighted Average 33 minutes

Source: Esri Demographics 2023, Novogradac, December 2023
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As shown in the preceding table, the weighted average commute time in the PMA is approximately 33 minutes.
Only 40.9 percent of PMA commuters travel under 24 minutes, indicating many households work outside of
the PMA, likely throughout the Washington, DiCea. The average commute time across the overall nation is
approximately 28 minutes.

Conclusion

Employment in the PMA is concentrated in prof/scientific/tech services, public administration, and
healthcare/social assistance, which collectively comprise 46.0 percent of local employment. The large share
of PMA employment in the healthcare/social assiahce and public administration sectors is notable as these
industries are historically stable, and tend to exhibit greater resilience during economic downturns. Relative
to the nation, the PMA features comparatively greater employment in the prof/sciemiifech services, public
administration, and other services industries. Conversely, the PMA is underrepresented in the manufacturing,
retail trade, and healthcare/social assistance sectors. Employment in the MSA declined by 5.6 percent in
2020 amid the pandemic, similar to the overall nation. The MSA subsequently recovered all pandereiated

job losses, and employment levels are currently at a pasicessionary record. As of October 2023,
employment in the MSA is increasing at an annualized rate of 2.4 pent, compared to 1.6 percent growth
across the nation. The MSA unemployment rate increased modestly by 3.4 percentage points in 2020 amid
the pandemic, reaching a high of 6.5 percent. For comparison, the national unemployment rate rose by 4.4
percentage mints and reached a high of 8.1 percent over the same time period. According to the latest labor
statistics, dated October 2023, the current MSA unemployment rate is 2.7 percent. This is below the current
national unemployment rate of 3.6 percent.
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DEMOGRAPHICHARACTERISTICS

Population and Household Trends

The following tablesillustrates population and household trends in the PMA, MSA and nation from 2010
through 2023, as well as projections through 2028.

POPULATION
Year PMA MSA USA
Annual Annual Annual
Amount Change Amount Change Amount Change
2010 94,491 - 5,649,515 - 308,730,056 -
2023 105,891 0.9% 6,535,041 1.2% 337,460,311 0.7%
2028 105,978 0.0% 6,708,726 0.5% 342,629,524 0.3%

Source: Esri Demographics 2023, Novogradac, December 2023

Population growth in the PMA trailed the MSA between 2010 a2623. Both geographic areas experienced
population growth greater than the nation during the same time period. According to ESRI demographic
projections, annualized PMA growth is expected remain relatively stable through 2028, which is well below
growth epectations for the MSA and below the nation.

HOUSEHOLDS
Year PMA MSA USA
Annual Annual Annual
Amount Change Amount Change Amount Change
2010 34,657 - 2,099,073 - 116,709,667 -
2023 39,026 1.0% 2,426,871 1.2% 129,912,564 0.9%
2028 39,094 0.0% 2,510,044 0.7% 133,092,836 0.5%

Source: Esri Demographics 2023, Novogradac, December 2023

Household growth in the PMA increased by 1.0 percent from 2010 to 2023, but was slightly below the growth
rate in the MSA and similar to the overall nation. According to ESRI demographic projections, annualized PMA
growth is expected remain relatively stde through 2028, which is well below the MSA and nation.

Population by Age
POPULATION BY AGE GROUP

PMA
2010 2023 2028
04 6,452 5,835 5,907
59 5,785 6,241 5,996
10-14 5,188 6,598 5,959
15-19 4,714 5,560 5,494
20-24 5,962 5,823 5,957
25-29 9,011 7,416 7,792
30-34 8,074 8,963 8,089
35-39 7,591 9,300 8,672
40-44 7,097 7,940 8,573
45-49 6,991 6,750 7,440
50-54 6,704 6,637 6,446
55-59 6,055 6,343 6,107
60-64 5,168 6,172 5,563
65-69 3,293 5,435 5,269
70-74 2,176 4,551 4,668
75-79 1,629 2,944 3,745
80-84 1,251 1,752 2,351
85+ 1,351 1,633 1,950
Total 94,492 105,893 105,978

Source: Esri Demographics 2023, Novogradac, December 2023
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Household Income Distribution
The following tables illustrate household incomdistribution in 2023 and 2028 in the PMA and MSA.

HOUSEHOLD INCOME PMA
Annual Change 2023 to

Income Cohort 2023 2028 2028
Number Percentage Number Percentage Number  Percentage
$0-9,999 1,380 3.5% 1,288 3.3% -18 -1.3%
$10,000-19,999 1,294 3.3% 1,220 3.1% -15 -1.1%
$20,000-29,999 1,398 3.6% 1,279 3.3% 24 -1.7%
$30,000-39,999 1,679 4.3% 1,495 3.8% -37 2.2%
$40,000-49,999 1,875 4.8% 1,717 4.4% -32 -1.7%
$50,000-59,999 2,104 5.4% 1,901 4.9% 41 -1.9%
$60,000-74,999 3,014 7.7% 2,903 7.4% 22 0.7%
$75,000-99,999 4,563 11.7% 4,379 11.2% -37 0.8%
$100,000-124,999 4,696 12.0% 4,381 11.2% 63 -1.3%
$125,000-149,999 3,723 9.5% 3,795 9.7% 14 0.4%
$150,000-199,999 5,284 13.5% 5,419 13.9% 27 0.5%
$200,000+ 8,016 20.5% 9,317 23.8% 260 3.2%
Total 39,026 100.0% 39,094 100.0%
Source: HISTA Data / Ribbon Demographics 2023, Novogradac, December 2023
HOUSEHOLD INCOME MSA
Income Cohort 2023 2028 Annual Change 2023 to 2028
Number Percentage Number Percentage Number Percentage

$0-9,999 91,656 3.8% 86,204 3.4% -1,090 -1.2%
$10,000-19,999 93,242 3.8% 87,764 3.5% -1,096 -1.2%
$20,000-29,999 105,251 4.3% 96,674 3.9% -1,715 -1.6%
$30,000-39,999 116,191 4.8% 108,057 4.3% -1,627 -1.4%
$40,000-49,999 118,980 4.9% 110,732 4.4% -1,650 -1.4%
$50,000-59,999 125,962 5.2% 117,423 4.7% -1,708 -1.4%
$60,000-74,999 191,228 7.9% 180,288 7.2% 2,188 -1.1%
$75,000-99,999 292,777 12.1% 284,561 11.3% -1,643 -0.6%
$100,000-124,999 266,977 11.0% 263,602 10.5% 675 -0.3%
$125,000-149,999 219,185 9.0% 229,169 9.1% 1,997 0.9%
$150,000-199,999 304,471 12.5% 325,091 13.0% 4,124 1.4%
$200,000+ 500,951 20.6% 620,479 24.7% 23,906 4.8%

Total 2,426,871 100.0% 2,510,044 100.0%

Source: HISTA Data / Ribbobemographics 2023, Novogradac, December 2023

Qualifying incomes for the Subject's tenants will range from $0 to $81,420. Absent subsidy, the income limits
will range between $45,189 to $81,420.

Average Household Size

The following table is asummary of the average household size in the PMA, MSA, and nation in 2010, 2023,
as well as 2028.

AVERAGE HOUSEHOLD SIZE

Year PMA MSA USA

Number Annual Change Number Annual Change Number Annual Change
2010 2.62 - 2.64 - 2.57 -
2023 2.69 0.2% 2.65 0.0% 2.53 0.1%
2028 2.69 0.0% 2.63 0.1% 2.51 0.2%

Source: Esri Demographics 2023, Novogradac, December 2023

The average household size in the PMA is similar to the MSA and slightly above the overall nation. According
to ESRI demographiprojections, the average household size in the PMA is expected to remain relatively stable
through 2028.
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Renter Households by Number of Persons
The following table is a summary of the household size distribution in the PMA.

PMA RENTER HOUSEHOLD SIZE DISTRIBUTION

2010 2023 2028
Household Size Total Percent Total Percent Total Percent
1 person 4,114 31.5% 5,655 34.5% 5,559 35.0%
2 persons 3,666 28.1% 4,465 27.2% 4,216 26.5%
3 persons 2,205 16.9% 2,586 15.8% 2,486 15.7%
4 persons 1,491 11.4% 1,738 10.6% 1,699 10.7%
5+ persons 1,576 12.1% 1,953 11.9% 1,924 12.1%
Total 13,052 100.0% 16,397 100.0% 15,884 100.0%

Source: Esri Demographics 2023, Novogradac, December 2023

Approximately 78 percent of households in the PMA as of 28 are comprised of households with one tdtee
persons. The percentage of households in the PMA with one hoete persons is anticipated to remain stable
through 2028. The Subject will targetamilies and the units will range fromstudio to two bedrooms, which
appears reasonable considering the household size distribution.

General Household Tenure

The following table illustrates the tenure patterns in the PMA for the years 2010 and 2023, as well as the
projected tenure patterns for the year 2028.

TENURE PATTERNS PMA
Percentage Owner

Percentage Renter

OwnerOccupied Occupied Renter-Occupied Occupied
2010 21,605 62.3% 13,052 37.7%
2023 22,629 58.0% 16,397 42.0%
2028 23,210 59.4% 15,884 40.6%

Source: HISTA Data / Ribbon Demographics 2028pvogradac, December 2023

The percentage of renter households in the PMA increased between 2010 and 2023, and is estimated to be
42.0 percent as of 2023. The current percentage of renter households in the PMA is slightly above the
estimated 35 percent of renter households across thoverall nation. According to the ESRI demographic
projections, the percentage of renter households in the PMA is expected to decline through 2028.

Median Household Income Levels

The following table illustrates median household income levels in the PMA, MSA, and nation from 2010
through 2028. Note that this is based on data for all household sizes and is independent of the calculation of
AMI.

MEDIAN HOUSEHOLD INCOME

Year PMA MSA USA
Annual Annual Annual
Amount Change Amount Change Amount Change
2010 $102,987 - $89,353 - $55,535 -
2023 $132,991 2.2% $113,353 2.1% $72,604 2.4%
2028 $151,380 2.8% $125,725 2.2% $82,410 2.7%

Source: Esri Demographics 2023, Novogradac, December 2023

As of 2023, the medianincome in the PMA is slightly above the surrounding MSA. Median household income
growth in the PMA was similar to the MSA between 2010 and 2023. Growth in both geographic areas trailed
the nation during the same time period. Relative to the nation, housddancome in the PMA declined slightly
from 185.4 percent of the national median income in 2010 to 183.2 in 2023. According to ESRI demographic
projections, annualized PMA growth is expected to accelerate to 2.8 percent through 2028, which is above
projected growth in the surrounding MSA and similar to the overall nation.
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General Renter Household Income Distribution
The following table illustrates renter household income distribution in the PMA.

RENTER HOUSEHOLD INCOME PMA
Annual Change 2023 to

Income Cohort 2023 2028 2028
Number Percentage Number Percentage Number  Percentage
$0-9,999 873 5.3% 804 5.1% -14 -1.6%
$10,000-19,999 807 4.9% 742 4.7% -13 -1.6%
$20,000-29,999 878 5.4% 805 5.1% -15 -1.7%
$30,000-39,999 972 5.9% 809 5.1% -33 -3.4%
$40,00049,999 1,058 6.5% 950 6.0% 22 2.0%
$50,000-59,999 1,173 7.2% 1,010 6.4% -33 2.8%
$60,000-74,999 1,665 10.2% 1,568 9.9% -19 -1.2%
$75,000-99,999 2,307 14.1% 2,218 14.0% -18 0.8%
$100,000-124,999 2,180 13.3% 2,082 13.1% 20 0.9%
$125,000-149,999 1,672 10.2% 1,698 10.7% 5 0.3%
$150,000-199,999 1,728 10.5% 1,841 11.6% 23 1.3%
$200,000+ 1,084 6.6% 1,357 8.5% 55 5.0%
Total 16,397 100.0% 15,884 100.0%

Source: HISTA Data / Ribbon Demographics 2023, Novogradac, December 2023

As illustrated, the income cohorts with the largest concentrations of renter households are concentrated in
the $75,000-99,999, $100,000-124,999, and $150,000-199,999 income cohorts. As of 2023,
approximately 28 percent of renter households in the PMA ealass than $50,000 annually.

Rent Overburdened Households

The following table illustrates the percentage of all households paying greater than 35 percent of their income
towards housing in the PMA, MSA, and nation.

RENT OVERBURDENED
Year PMA MSA USA
Amount Percentage Amount Percentage Amount Percentage
2023 5,286 33.6% 306,372 37.8% 16,448,785 40.3%

Source: US Census 2023, Novogradac, December 2023

The percentage of renbverburdened households in the PMA is below the MSA and nation.

Area Median Income

For Section 42 LIHTC rent determination purposes, HUD begins with the Area Median Income (AMI). The
following chart illustrates the HUBublished area median income in Fairfax County, VA. Fairfax County is part
of the WashingtorArlingtorntAlexandria, D&/AMD HUD Metro Fair Market Rent (FMR) Area.
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AMI Growth - Fairfax County, VA
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Overall, the AMI increased at an annual rate of 3.80 percent between 2013 and 2023. Over 89.3 percent of
counties in the nation experienced an increase in AMI in 2023. This was also true in Fairfax County, which
reached a record high AMI level in 2023. Rizgg AMI levels bode well for future rent growth at affordable
developments, such as the Subject property.

AMI GROWTH

2010 2011 2012 2013 2014 2015 2016 2017 2018 2019 2020 2021 2022 2023
AMI  $103,500 $106,100 $107,500 $107,300 $107,000 $109,200 $108,600 $110,300 $117,200 $121,300 $126,000 $129,000 $142,300 $152,100

%

Growth 251%  1.32%  (0.19%) (0.28%) 2.06%  (0.55%) 1.57%  6.26%  3.50%  3.87%  2.38% 10.31%  6.89%

The proposed rents for al | makimumlalbwaBle lévelse thdarefore, fulurei t s
rent increases will be directly dependent upon future increases in the AMI.

Conclusion

Population in the PMA increased at an annualized rate of 0.9 percent between 2010 and 2023, compared to
growth of 1.2 percent in the MSA and 0.7 percent across the nation. The percentage of renter households in
the PMA rose between 2010 and 2023 and is eghated to be 42 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 slightly above the MSA and overall nation. According to ESRI demographic projectionsiangédcome levels

are expected to rise through 2028; however, population and household levels are anticipated to remain
relatively stable. We have considered local demographic trends in our determination of achievable rents.
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Housing Summary

We consulted the CoStar Market Analytics Report for the WashingtdC- Falls Church/Vienna. Multifamily
submarket to gather information on the local apartment rental market.

Vacancy

CoStar Vacancy Trends
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Washington - DC —— Washington - DC - Falls Church/Vienna

Source: CoStar, December 2023

According to CoStar, historically, the Washington, B€alls Church/Vienna submarket experienced a lower
vacancy rate than that of the Washington, DC metro market. Currently, the Washington, -DEalls
Church/Vienna submarket vacancy rate is 9.00 percentyhile the Washington, DC market vacancy rate is
9.06 percent. CoStar predicts that the submarket's vacancy rate is expected to slightly decline over the next
eight years.This vacancy rate is above the overall average vacancy rate of 2.4 percent reporgdthe
comparables used in this report.

Rent

CoStar Rent Trends
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Washington - DC —— Washington - DC - Falls Church/Vienna

Source: CoStar, December 2023
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According to CoStar, historically the median tw@droom rent inthe Washington, DG Falls Church/Vienna
submarket was higher than the Washington, DC metro market. Currently, the Washington, -Orzlls
Church/Vienna submarket median rent is $1,845, while the Washington, DC market median rent is $1,791.
CoStar projectgent to grow in Washington, D&Falls Church/Vienna by 7.47 percent to $2,017 over the next
eight years.

Age of Housing Stock
The following table illustrates the age of the existing housing stock in the PMA, MSA, and nation.

HOUSING STOCK BY YERARLT

PMA MSA USA

Built 2005 or later 4,693 11.4% 223,313 9.0% 10,163,329 7.3%

Built 2000 to 2004 3,921 9.5% 347,348 14.1% 18,956,990 13.6%
Built 1990 to 1999 2,988 7.2% 346,899 14.0% 18,929,789 13.6%
Built 1980 to 1989 5,241 12.7% 380,994 15.4% 18,493,512 13.3%
Built 1970 to 1979 6,255 15.2% 332,860 13.5% 20,705,644 14.9%
Built 1960 to 1969 7,685 18.6% 292,381 11.8% 14,432,008 10.4%
Built 1950 to 1959 6,809 16.5% 221,137 9.0% 14,008,116 10.1%
Built 1940 to 1949 3,119 7.6% 120,670 4.9% 6,584,609 4.7%

Built 1939 or earlier 539 1.3% 204,272 8.3% 17,104,504 12.3%
Total Housing Units 41,250 100.0% 2,469,874 100.0% 139,378,501 100.0%

Source: Esri Demographics 2023, Novogradac, December 2023

As illustrated in the previous table, a majority of the housing stock in the PMA was built prior to 1979. As a
newly renovated development, the Subject will have a significant advantage over the existing housing stock.

Substandard Housing

The following table illustrates the percentage of housing units that are considered substandard. According to
HUD, substandard housing includes: dilapidated unit, unit lacks operable indoor plumbing, unit lacks a usable
flush toilet for the exclusive use ba family, unit lacks a usable bathtub or shower for the exclusive use of the
a family, unit lacks electricity or has inadequate or unsafe electrical services, unit lacks a safe or adequate
source of heat, unit should, but lacks a kitchen, and unit has ba declared inhabitable by an agency or
government entity.

SUBSTANDARD HOUSING

Year PMA MSA USA
Percentage Percentage Percentage
2023 0.28% 1.12% 1.70%

Source: US Census 2023, Novogradac, December 2023

The percentage of residents living in substandardousing in the PMA is substantially below the MSA and
overall nation.
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Building Permits

The following table demonstrates building permit information frorB000 through yearto-date for Fairfax
County, Virginia.

BUILDING PERMITS: FAIRFAX COUNTY 2020Q23*
Three and

Singlefamily and Duplex

Five or More Family Total Units

FourFamily
2000 3,818 0 1,998 5,816
2001 3,498 0 2,623 6,121
2002 2,988 0 2,991 5,979
2003 3,140 0 880 4,020
2004 2,964 0 3,816 6,780
2005 2,276 0 2,077 4,353
2006 1,423 0 666 2,089
2007 1,268 0 250 1,518
2008 892 0 493 1,385
2009 769 0 0 769
2010 896 0 0 896
2011 785 0 0 785
2012 708 0 726 1,434
2013 722 0 313 1,035
2014 925 0 1,324 2,249
2015 837 3 1,881 2,721
2016 885 0 1,785 2,670
2017 1,034 0 930 1,964
2018 1,058 0 499 1,557
2019 1,138 0 1,000 2,138
2020 1,013 0 592 1,605
2021 1,331 0 774 2,105
2022 980 0 1,007 1,987
2023* 941 0 1,444 2,385
Average* 1,512 0 1,170 2,682

*YTD, preliminary
Source: US Census Bureau, Novograddzecember 2023

Permit issuance increased in seven out of 13 years between 2009 and 2022. Permit issuance peaked in
2004, several years prior the national recession. The most recent years with finalized data indicate
construction activity declined by 5.6 percent between®1 and 2022, however remains below the post
recessionary highs recorded in 2015. Permit issuance data from 2023 is preliminary and only through
September 2023. Additionally worth noting is that the share of overall permit issuance attributable to large
scale multifamily projects declined 46.7 percent between 2009 and 2022, compared to only 41.5 percent
between 2000 and 2008.

INTERVIEWS

In order to ascertain the need for housing and specifically affordable housing in the Subject's area, interviews
were conducted with various local officials.

Fairfax Housing and Community Development Department

We emailed with Delali OsdBoateng, the Data Market Analyst in the Policy and Compliance Division of the
Fairfax County Department of Housing and Community Development. Fairfax County administered 5,469
vouchers during the 2023 fiscal year. Of these 5,469ouchers, 1,060 were for RAFPBV units. For fiscal year
2023, 5,057 vouchers were in use. The waiting list for the Housing Choice Vouchers program is currently
closed and has been closed since January 2019. There are currently 1,721 households on thistinguilist.

The payment standards for studio, one, and twwedroom units are listed in the table below.

:o NOVOGRADAC., 55



CORALAIN GARDEN APARTMENHFALLS CHURCH, VIRGINMARKET STUDY

PAYMENT STANDARDS
Unit Type Proposed Gross Rent Gross Payment Standard E;ijfesr?tds?;r?égﬁ
@50% ALR
0BR $1,318 $1,581 20.0%
1BR $1,413 $1,662 -17.6%
2BR $1,696 $1,934 -14.0%
@60%
0BR $1,582 $1,581 0.1%
1BR $1,695 $1,662 2.0%
2BR $2,035 $1,934 5.2%

Source: Virginia Housingeffective February 2022

All of the payment standards ardelowt h e S u B0jpereent ckievablerents, indicating that voucher
tenants willnot have to pay additional rent outof pocked | | of t he payment standard
60 percent rents, indicating that voucher tenants will have to pay additional rent out of pocket.

Summary of Pipeline Supply and Recent LIHTC Allocations

We consulted a CoStar new construction report regarding planned, proposed, and under construction
developments within the PMA. Additionally, we researched LIHTC allocations within the Subject's PMA from
2020 through November 2023. According to our sourceshere are numerous proposed, under construction,
and recently completed developments within the PMA, illustrated in the following tabitmwever, all of these
developments are market rate and therefore will not be competitive with the Subject.

RECENT AND PLANNED DEVELOPMENT
Competitive

LIHTC

Rent Total Competitive  Construction Distance to

Property Name Structure Tenancy Units Affordable PBRA Unite Status Allocation Subiect
Units 3 Year )

Elms Dunn Loring Market Family 239 0 0 Proposed N/A 1.8 miles
N . Under .

The Virginian Market Senior 155 0 0 Construction N/A 3.3 miles

Markham Place Market Family 310 0 0 Proposed N/A 2.4 miles
Town Center at . .

MetrowWest Market Family 550 0 0 Proposed N/A 3.7 miles

Totals 1,254 0 0
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Survey of Comparable Properties

Comparable properties are examined on the basis of physical characteristics; ikijlding type, building
age/quality, the level of common amenities, absorption rates, and similarity in rent structure. We attempted
to compare the Subject to properties from the competing market, in order to provide a picture of the general
economic healh and available supply in the market.

Description of Property Types Surveyed/Determination of Number of Tax Credit Units

To evaluate the competitive position of the Subject, we surveyed a total of 3,636 units in ten rental properties.
The availability of the LIHTC data is considered good. We included five affordable developments located
between 1.1 and 3.5 miles from the Suject site, two of which are located outside the PMA (East Falls and
Hollybrooke Apartments). The availability of the market rate data is also considered good. We included five
market rate properties located between 0.2 and 2.2 miles from the Subject sit&l) of which are located inside

the PMA. Overall, we believe the availability of data is adequate to support our conclusions.

The comparable properties were chosen primarily based on location, age, condition, design, and amenities.
Several properties were excluded for various reasons. The following table illustrates the properties that are
excluded from the supply analysis of thireport.

EXCLUDED PROPERTIES

Property Name Rent Structure Tenancy Reason for Exclusion

Wexford Manor LIHTC/Section 8 Family Subsidized rents

Hartwood Place Section 8 Family Subsidized rents

Broadfalls Apartments Market Family Unable to contact
CircleTowers Apartments Market Family More proximate comparables available
Margate Manor Market Family More proximate comparables available

Merrifield At Dunn Loring Station Market Family Unable to contact
Pinewood Plaza Market Family More proximatecomparables available
Providence Hall Market Family More proximate comparables available

The Glen Apartments Market Family Unable to contact

Winter Hill Apartments Market Senior Dissimilar tenancy
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Comparable Rental Property Map
Thefollowing map illustrates the location of the Subject in relation to the comparable properties.
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COMPARABLE PROPERTIES

. Distance
S Coralain Garden Apartments Falls Church @50% (PBRA), @60% -
1 East Falls* Falls Church @60% 3.0 miles
2 Fields Of Falls Church Falls Church @60%, NorRental 1.9 miles
3 Hollybrooke Apartments* Falls Church @60% 3.1 miles
4 The Apartments At Regent Park Fairfax @50%, @70%, Market 3.5 miles
5 The Fields At Merrifield Annandale @60% 1.1 miles
6 Fairfield Crossing Falls Church Market 0.6 mile
7 Lee Square Apartments Falls Church Market 2.0 miles
8 Merrill House Apartments Falls Church Market 2.1 miles
9 Monticello FallsChurch Falls Church Market 0.2 mile
10 Parliaments Annandale Market 2.2 miles

*Located outside PMA
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. Type/Built/ . . - Max Waiting VacantVacanc
Property Name Distance Renovated Unit Type # Restriction Rent (Adj) Rent? List Units Rate
S Coralain Garden Apartments Garden @50% (PBRA) @60 OBR/IBA 4 3.8% 500 @50% (PBRA) $1,797 N/A N/A N/A
7435 Arlington Blvd. 3-stories OBR/1BA 13 12.3% 500 @60% $1,529 Yes N/A N/A

1963/ 2007/

Falls Church, VA 2026 1BR/IBA 9 8.5% 650 @50% (PBRA) $1,848 N/A N/A N/A
Fairfax County Family 1BR/1IBA 34 32.1% 650 @60% $1,633 Yes N/A N/A
2BR/2BA 9 8.5% 750 @50% (PBRA) $2,121 N/A N/A N/A
2BR/2BA 37 34.9% 750 @60% $1,956 Yes N/A N/A
106 N/A N/A
1 East Falls 3.0 miles Garden @60% 1BR/1BA 152 49.8% 585 @60% $1,537 Yes No 0 0%
2913 Peyton Randolph Drive A 3-stories 2BR/1BA 153 50.2% 705 @60% $1,944 Yes No 1 0.7%
1950 /1996 /
Falls Church, VA 2011
Fairfax County Family
305 1 0.3%
2 Fields Of Falls Church 1.9 miles Garden @60% 1BR/1IBA 28 29.2% 610 @60% $1,574 Yes No 0 0%
912 Ellison Street 3-stories 2BR/1IBA 14 14.6% 625 @60% $1,896 Yes No 0 0%
Falls Church, VA 1958 /1997 2BR/1IBA 6 6.2% 783 @60% $1,903 Yes No 0 0%
Falls Church County Family 2BR/1IBA 40 41.7% 795 @60% $1,903 Yes No 0 0%
2BR/IBA 1 1.0% 795 NonRental $1,503 N/A No N/A 0%
3BR/2BA 7 7.3% 941 @60% $2,163 Yes No 0 0%
96 0 0.0%
3 Hollybrooke Apartments 3.1 miles Garden @60% 1BR/1BA N/A N/A 570 @60% $1,585 Yes Yes 0 0%
3012 Patrick Henry Dr 3-stories 2BR/1IBA N/A N/A 710 @60% $1,885 Yes Yes 0 0%
Falls Church, VA 1952 / 2006
Fairfax County Family
249 0 0.0%
4 TheApartments At Regent Park 3.5 miles Lowrise @50%, @70%, Mark 1BR/IBA 8 1.4% 628 @50% $1,337 Yes No 0 0%
9333 Clocktower Pl 4-stories 1BR/IBA N/A N/A 628 @70% $1,717 Yes No 0 N/A
Fairfax, VA 1997/ 2020 1BR/IBA N/A N/A 628 Market $2,161 N/A No 0 N/A
Fairfax County Family 1BR/IBA N/A N/A 671 Market $2,025 N/A No 3 N/A
1BR/IBA N/A N/A 759 Market $2,214 N/A No 1 N/A
1BR/IBA N/A N/A 874 Market $2,524 N/A No 1 N/A
2BR/2BA 20 3.6% 1,010 @50% $1,511 Yes No 0 0%
2BR/2BA N/A N/A 1,010 @70% $1,939 Yes No 0 N/A
2BR/1IBA N/A N/A 974 Market $2,307 N/A No 1 N/A
2BR/2BA N/A N/A 1,097 Market $2,365 N/A No 2 N/A
2BR/2BA N/A N/A 1,110 Market $2,590 N/A No 0 N/A
3BR/2BA 1 0.2% 1,345 @50% $1,685 Yes No 0 0%
3BR/2BA N/A N/A 1,345 @70% $2,161 Yes No 0 N/A
3BR/2BA N/A N/A 1,345 Market $3,201 N/A No 0 N/A
3BR/2BA N/A N/A 1,387 Market $3,501 N/A No 0 N/A
552 8 1.4%
5 The Fields At Merrifield 1.1 miles Garden @60% 2BR/1IBA N/A N/A 877 @60% $1,925 Yes No 0 0%
2929 Stillwood Circle 4-stories 2BR/2BA N/A N/A 1,010 @60% $1,920 Yes No 0 0%
Annandale, VA 1997
Fairfax County Family
124 0 0.0%
6 Fairfield Crossing 0.6 mile Lowrise Market 1BR/IBA N/A N/A 835 Market $1,987 N/A No N/A NA
7703 Lee Highway 3-stories 2BR/1IBA  N/A N/A 1,030 Market $2,295 N/A No N/A N/A
FallsChurch, VA 1964 / 2013 2BR/2BA N/A N/A 1,040 Market $2,340 N/A No N/A N/A
Fairfax County Family 3BR/2BA N/A N/A 1,200 Market $2,813 N/A No N/A N/A
493 50 10.1%
7 Lee Square Apartments 2.0 miles Garden Market 1BR/1BA 59 51.3% 800 Market $1,749 N/A No N/A N/A
126 Chanel Terrace 3-stories 1.5BR/1IBA 9 7.8% 950 Market $1,874 N/A No N/A N/A
Falls Church, VA 1965 / 2007 2BR/1BA 24 20.9% 1,000 Market $1,969 N/A No N/A N/A
Falls Church County Family 3BR/2BA 23 20.0% 1,050 Market $2,213 N/A No N/A N/A
115 3 2.6%
8 Merrill House Apartments 2.1 miles Midrise Market OBR/1BA N/A N/A 470 Market $1,704 N/A No N/A N/A
210 East Fairfax Street 5-stories OBR/IBA N/A N/A 505 Market $1,704 N/A No 0 N/A
Falls Church, VA 1964 / 2000 OBR/1IBA N/A N/A 540 Market $1,751 N/A No 0 N/A
Falls Church County Family 1BR/1IBA N/A N/A 750 Market $1,840 N/A No 0 N/A
1BR/1IBA N/A N/A 765 Market $1,904 N/A No N/A N/A
1.5BR/1IBA N/A N/A 850 Market $1,959 N/A No N/A N/A
2BR/1IBA N/A N/A 1,065 Market $2,514 N/A No 0 N/A
2BR/2BA  N/A N/A 1,195 Market $2,590 N/A No N/A N/A
3BR/2BA N/A N/A 1,420 Market $2,692 N/A Yes 0 N/A
3BR/2BA N/A N/A 1,600 Market $3,098 N/A Yes 0 N/A
4BR/2BA N/A N/A 1,684 Market $3,017 N/A No 0 N/A
158 8 5.1%




Type/Built/

Max Waiting VacantVacanc

Property Name Distance Renovated Unit Type Restriction Rent (Adj) Rent? List Units Rate

9 Monticello Falls Church 0.2 mile Garden Market OBR/1IBA N/A N/A 396 Market $1,476 N/A No N/A  N/A
7400 Parkwood Court 3-stories OBR/1IBA N/A N/A 482 Market $1,509 N/A No 1 N/A
Falls Church, VA 1964/ 2015 OBR/1IBA N/A N/A 568 Market $1,541 N/A No N/A N/A
Fairfax County Family 1BR/IBA N/A N/A 697 Market $1,639 N/A No N/A N/A
1BR/IBA N/A N/A 708 Market $1,654 N/A No 1 N/A

1BR/IBA N/A N/A 719 Market $1,669 N/A No N/A N/A

2BR/1IBA N/A N/A 862 Market $1,959 N/A No N/A N/A

2BR/1IBA N/A N/A 880 Market $1,994 N/A No 10 N/A

2BR/1IBA N/A N/A 898 Market $2,029 N/A No N/A N/A

3BR/2BA N/A N/A 100 Market $2,697 N/A No 2 N/A

3BR/2BA N/A N/A 1,100 Market $2,667 N/A No N/A N/A

3BR/2BA N/A N/A 1,100 Market $2,727 N/A No N/A N/A

794 14 1.8%

10 Parliaments 2.2 miles Highrise Market OBR/1IBA N/A N/A 742 Market $1,603 N/A Yes 0 N/A
7409 Eastmoreland Road 9-stories OBR/1IBA N/A N/A 742 Market $2,134 N/A Yes 0 N/A
Annandale, VA 1969/ 2010 1BR/IBA N/A N/A 836 Market $2,239 N/A  Yes 0 N/A
Fairfax County Family 1BR/IBA N/A N/A 836 Market $1,691 N/A  Yes 0 N/A
1.5BR/1BA N/A N/A 934 Market $2,427 N/A  Yes 0 N/A

1.5BR/1BA N/A N/A 934 Market $1,871 N/A  Yes 0 N/A

2BR/1IBA N/A N/A 1,002 Market $2,679 N/A  Yes 0 N/A

2BR/1IBA N/A N/A 1,002 Market $2,052 N/A  Yes 0 N/A

2BR/2BA N/A N/A 1,138 Market $2,493 N/A Yes N/A N/A

2BR/2BA N/A N/A 1,138 Market $2,446 N/A Yes N/A N/A

2.5BR/2BA N/A N/A 1,221 Market $2,901 N/A Yes N/A

0
2.5BR/2BA N/A N/A 1,221 Market $2,270 N/A  Yes 0 N/A
3BR/2BA N/A N/A 1,239 Market $3,398 N/A  Yes 0 N/A
3BR/2BA N/A N/A 1,239 Market $2,670 N/A  Yes 0 N/A
750 3 0.4%
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PROPERTYCHARACTERISTICS
Following are relevant characteristics of theomparable properties surveyed:

Location

The following table compares |l ocational statistics
comparable properties

LOCATIONAL COMPARISON SUMMARY

Property Name Program Dista_nce Household Median Home Median Crime Walk Vacgnt % Renter
Subject Income Value Rent Index Score Housing HH
S Coralain Garden Apartments | LIHTC/PBR/ $94,100 $660,249 $2,708 80 | 64 2.8% 58.7%
1 East Falls* LIHTC 3.0 miles $81,786 $709,811 $2,300 88 | 86 5.9% 59.7%
2 Fields Of Falls Church LIHTC 1.9 miles $167,191 $882,130 $2,890 84 | 83 [ 7.6% | 33.8%
3 Hollybrooke Apartments* LIHTC 3.1 miles $71,514 $709,811 $2,300 77 | 86 | 3.6% | 61.4%
4 | The Apartments At Regent ParLIHTC/Marke| 3.5 miles $130,820 $779,637 $2,954 40 | 65 | 6.5% | 48.8%
5 The Fields At Merrifield LIHTC 1.1 miles $127,417 $660,249 $2,708 87 | 87 | 6.2% | 65.0%
6 Fairfield Crossing Market 0.6 mile $109,747 $660,249 $2,708 98 | 62 | 3.5% | 45.7%
7 Lee Square Apartments Market 2.0 miles $149,685 $882,130 $2,890 81 [ 92 7.0% | 41.5%
8 Merrill House Apartments Market 2.1 miles $142,839 $882,130 $2,890 81 [ 90 | 3.6% [ 49.0%
9 Monticello Falls Church Market 0.2 mile $91,391 $660,249 $2,708 80 [ 76 | 2.2% | 59.4%
10 Parliaments Market 2.2 miles $84,851 $671,805 $2,481 88 [ 79 | 3.2% | 56.1%

*Located outside PMA

The Subiject is located in the southwest portion of Falls Church. Surrounding uses consist of multifamily uses,
a library, townhomes under construction, condominiums, commercial/retail uses, and sinégenily homes.
Strengths of the Subject's location inclle lower area vacancy and crime indices. Weaknesses of the Subject's
location include limited walkability. The Subject's location is designated Somewhat Walkable by Walk Score
with a score of 64, indicating some errands can be accomplished on foot.

The dfordable properties are located between 1.1 and 3.5 miles from the Subject site. The LIHTC comparables
are generally in neighborhoods ranging from slightly inferior to slightly superior relative to the Subject's
location. East Falls and Hollybrooke Aparénts are located in slightly inferior neighborhoods relative to the
Subject. These neighborhoods exhibit higher median home values and Walk Scores, yet lower median
household incomes, median rents, and similar crime indices. Fields of Falls Church and Apartments at
Regent Park are located in slightly superior neighborhoods, as these neighborhoods exhibit higher median
household incomes, median rents, and median home values, as well as similar to higher Walk Scores and
similar to lower crime indices. Thaeighborhood surrounding The Fields at Merrifield is considered to be
similar to the Subject.

The market rate developments are located between 0.2 and 2.2 miles from the Subject site. The market rate
comparables are generally in neighborhoods consideresimilar relative to the Subject's location. These
neighborhoods generally exhibit slightly lower to higher median household incomes, similar median home
values, lower to similar median rents, similar to slightly higher crime indices, and similar to high&k Scores.

The exceptions are Lee Square Apartments and Merrill House Apartments, which are located in slightly
superior neighborhoods relative to the Subject. These neighborhoods exhibit higher median household
incomes, median rents, and median home vags, as well as higher Walk Scores and similar crime indices.
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Age, Condition, and Design
The following table illustrates the Subjectds desig

Coralain Garden

Fields Of Hollybrooke
Apartments Easiials Falls Church Apartments

The Fields Al Fairfield Lee Square Merrill House  Monticello

Merrifield Crossing Apartments  Apartments  Falls Church P lEmEALE

The
Apartments At
Regent Park

Program LIHTC/ PBRA LIHTC LIHTC LIHTC  LIHTC/ Markel  LIHTC Market Market Market Market Market
Tenancy Family Family Family Family Family Family Family Family Family Family Family
Building

Property Type Garden Garden Garden Garden Lowrise Garden Lowrise Garden Midrise Garden Highrise
# Stories 3 3 3 3 4 4 3 3 5 3 9
Year Built 1963 1950 1958 1952 1997 1997 1964 1965 1964 1964 1969
Year Renovated 2007/2026 1996/2011 1997 2006 2020 N/A 2013 2007 2000 2015 2010
Elevators no no no no yes no no no yes no yes

The Subject was originally constructed in 196and was renovated in 2007. The Subject currently exhibits
average overall condition. The Subject is proposed to undergo renovations to be completed in 2026, and will
exhibit good condition upon completion. The LIHTC comparables were constructed or renavattween
1997 and 2020, while the market rate comparables were constructed or renovated between 2000 and 2015.
All but one of the LIHTC comparables exhibit inferior to slightly inferior condition relative to the Subject. The
exception is The Apartments aRegent Park, which was renovated in 2020 and exhibits similar overall
condition as the Subject. All of the market rate comparables exhibit slightly inferior condition relative to the
Subject.

The Subject offers a gardestyle design. This is similar tohe other gardenstyle and lowrise designs without
elevators offered. However, The Apartments at Regent Park, Merrill House Apartments, and Parliaments all
offer lowrise, midrise, or highrise designs with elevators, and are slightly superior to superiagh® Subject's
design.

Unit Size

The following table summarizes unit sizes in the market area, and provides a comparison of the Subject's unit
size relative to the surveyed average unit sizes in the market.

UNIT SIZE COMPARISON

Bedroom Type 0BR 1BR 2BR
Subject 500 650 750
Average 556 753 977

Min 396 570 625
Max 742 950 1,221
Advantage/Disadvantage -10.0% -13.7% 23.2%

The Subject's studio units, ondedroom units, and twebedroom units are within the range of the surveyed
comparable unit sizes. The Subject's studio units, o#edroom units, and tweébedroom units are below the
comparables average square footage. East Fal Fields of Falls Church, and Hollybrooke Apartments offer
similarly small unit sizes as the Subject. East Falls reported a low vacancy rate of 0.3 percent and Fields of
Falls Church and Hollybrooke Apartments reported being fully occupied. Thereforegdaaot believe that the
Subject's unit sizes will negatively impact its performance. We have considered the Subject's unit sizes in our
determination of achievable rents.
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0.0BR x 1.0BA

Property Name

Parliaments (Market)
Parliaments (Market)
Monticello Falls Church (Market)
Merrill House Apartments (Market)
Merrill House Apartments (Market)
Coralain Garden Apartments (@50%)
Coralain Garden Apartments (@60%)
Monticello Falls Church (Market)
Merrill House Apartments (Market)
Monticello Falls Church (Market)

396

SQUARE FOOT RANKING

1.0BR x 1.0BA
Property Name

The Apartments At Regent Park (Marke
Parliaments (Market)
Parliaments (Market)

Fairfield Crossing (Market)

Lee Square Apartments (Market)
Merrill HouseApartments (Market)
The Apartments At Regent Park (Marke
Merrill HouseApartments (Market)
Monticello Falls Church (Market)
Monticello Falls Churci{Market)
Monticello Falls Church (Market)
The Apartments At Regent Park (Marke
Coralain Garden Apartments (@50%)
Coralain Garden Apartments (@60%)

The Apartments At Regent Park (@50¢

The Apartments At Regent Park (@70¢

The Apartments At Regent Park (Marke

Fields Of Falls Church (@60%)
East Falls (@60%)
Hollybrooke Apartments (@60%)

2.0BR x 2.0BA
Property Name

Merrill HouseApartments (Market)
Parliaments (Market)
Parliaments (Market)

The Apartments At Regent Park (Market)
The Apartments At Regent Park (Market)
Merrill House Apartments (Market)(1.0BA)
Fairfield Crossing (Market)
Fairfield Crossing (Market)(1.0BA)
The Apartments At Regent Park (@50%)
The Apartments At Regent Park (@70%)
The Fields At Merrifield (@60%)
Parliaments (Market)(1.0BA)
Parliaments (Market)(1.0BA)

Lee Square Apartments (Market)(1.0BA)

The Apartments At Regent PaiMarket)(1.0BA!

Monticello Falls Church (Market)(1.0BA)
Monticello Falls Church (Market)(1.0BA)
TheFields At Merrifield (@60%)(1.0BA)
Monticello Falls Church (Market)(1.0BA)
Fields Of Falls Church (@60%)(1.0BA)
Fields Of Falls ChurctiNonRental)(1.0BA)
Fields Of Falls Church (@60%)(1.0BA)
Coralain Garden Apartments (@50%)
Coralain Garden Apartments (@60%)
Hollybrooke Apartments (@60%)(1.0BA)
East Falls(@60%)(1.0BA)
Fields Of Falls Church (@60%)(1.0BA)

Square
Feet
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Utility Structure

The following table details the Subjectds utility
conventions differatt he comparabl e properties; therefore, we
comparable properties to oOnetdé rents, reflecting
Csoralain Fields Of Hollybrooke Apartments The Fields At  Fairfield Lee Square el Monticello
arden  East Falls E e . House
alls Churct Apartments At Regent  Merrifield Crossing  Apartments Falls Church
Apartments Apartments
LIHTC/ LIHTC/
Program PBRA LIHTC LIHTC LIHTC Market LIHTC Market Market Market Market Market
Tenancy Family Family Family Family Family Family Family Family Family Family Family
Utility Structure
Heat no no no no no yes no yes no yes no
Cooking no no no no no no yes yes no yes no
Other Electric no no no no no no no no no yes no
Air Conditioning no no no no no no no no no no no
Water Heat no no no no no yes yes yes no yes no
Water yes yes yes yes no yes yes yes no yes no
Sewer yes yes yes yes no yes yes yes no yes no
Trash yes yes yes yes no yes no yes no yes no
In-Unit Amenities
The foll owing tabl e -ucitamepites with compgarableprogeitiesct s i n

Coralain The

Lee Square

Merrill House

Monticello

Parliaments

Fields Of Falls Hollybrooke The Fields At Fairfield

A iﬁﬁzgts Ea=dials Church Apa)r,tments AS:;?;;? Merrifield Crossing
Program LIHTC/ PBRA  LIHTC LIHTC LIHTC LIHTC/ Market LIHTC Market
Tenancy Family Family Family Family Family Family Family
Unit
Balcony yes no no no yes yes yes
Blinds yes yes yes yes yes yes yes
Carpeting yes no yes yes no yes yes
Central/AC yes yes yes yes yes yes yes
Coat Closet yes no yes yes yes yes no
Exterior Storage no no no no yes no no
Fireplace no no no no yes no no
Hardwood Floors no yes no no yes no no
Vinyl Plank Flooring yes no no no no no no
Walk-In-Closet yes no no yes yes no no
Washer / Dryer no no no yes yes no yes
W/D Hookups no no no yes yes yes yes
Kitchen
Dishwasher yes yes yes yes yes yes yes
Disposal yes no yes yes yes yes no
Microwave yes no no no yes no yes
Oven yes yes yes yes yes yes yes
Refrigerator yes yes yes yes yes yes yes

Apartments

Market
Family

yes
yes
yes
yes
no
yes
no
no
no
yes
no
no

yes
yes
yes
yes
yes

Apartments

Market
Family

yes
yes
yes
yes
yes
no

yes
no
no
yes
yes

Falls Church

Market
Family

yes
yes
no
yes
yes
no
no
yes
no
yes
no
no

yes
no
no
yes
yes

Market
Family

yes
yes
yes
yes
no
no
no
yes
no
yes
no
no

yes
yes
no

yes
yes

Notable amenities offered by the Subject include balconies/patios, central air conditioning, dishwashers,
disposals, microwaves, vinyl plank flooring, and wailk closets. The microwaves and vinyl plank flooring will
be added as part of renovations. The nmarity of the comparables offer unit amenities ranging from slightly
inferior to similar relative to the Subject. Properties lacking microwaves, disposals, and vinyl plank flooring are
considered to be slightly inferior to the SubjecHollybrooke Apartmets, The Apartments at Regent Pajkand
Fairfield Crossing offer slightly superior unit amenities relative to the Subject. These properties offer
washer/dryers, which the Subject lacks. Overall, we believe the Subject's unit amenities will be competitive in

the market.
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Property Amenities

The following table compares the Subject's property amenities with the comparable properties.

Coralain

Fields Of Hollybrooke The Apartments TheFields At Fairfield Lee Square  Merrill House Monticello Falls F
A(;?trrﬂi:ts Eesibals Falls Church Apa)r,tments At Regent Park  Merrifield Crossing Apartn?ents Apartments Church Rallmens

Program LM/ LMTC LHTC  LHTC  LIHTC/ Market  LIHTC Market Market Market Market Market
Tenancy Family Family Family Family Family Family Family Family Family Family Family
Community

Business Center no no no no yes no no no no yes no
Central Laundry yes yes yes yes no yes no yes yes yes yes
Clubhouse no yes yes no yes yes no no yes yes yes
OnsSite Mgmt yes yes yes yes yes yes yes yes yes yes yes
Pet Park no no no no no no no no no yes no
WiFi no no no no yes no no no yes no no
Exercise Facility no no no no yes yes yes no no yes yes
Picnic Area no no no no no no yes yes yes yes no
Playground yes yes yes no yes yes yes yes no yes yes
Recreational Area no no no no yes no no no no no no
Swimming Pool yes no no no yes yes yes yes yes yes yes
Tennis Court no no no no no no yes no no no no

Notable amenities offered by the Subject include central laundry, -g8ite management, a playground, and a
swimming pool. The Subject's property amenities will not change following renovations. The majority of the
comparables offer property amenities conseted slightly superior relative to the Subject. These properties
offer features such as a clubhouse, a fitness center, and picnic areas, none of which are offered by the Subject.
East Falls, Fields of Falls Church, and Hollybrooke Apartments offer slighfigrior property amenities relative

to the Subject, as these properties lack swimming pools. The amenities offered by Lee Square Apartments are
considered similar to the Subject. Overall, we believe the Subject's property amenities will be competitive in

the market.

Security Features

The following table compares the Subjectds security
Coralain Garder East Falls Fields Of Hollybrooke The Apartments The Fi_glds A Fairfie_ld Lee Square Merrill House  Monticello Parliaments
Apartments Falls Church Apartments At Regent Park Merrifield Crossing Apartments  Apartments  Falls Church

Program LIHTC/ PBRA  LIHTC LIHTC LIHTC LIHTC/ Market  LIHTC Market Market Market Market Market

Tenancy Family Family Family Family Family Family Family Family Family Family Family

Crime Index 80 88 84 77 40 87 98 81 81 80 88

Intercom (Buzzer) yes no no no yes no yes no yes no yes

Limited Access yes no no no yes no yes no yes no yes

Patrol no no no yes no no no no no no no

According to ESRI Demographic data, crime indices in the Subject's location are below the national average.
The Subject's security features include intercoms and limited access. Five of the comparables offer at least
one security amenity, similar to the Shject. The remaining comparables do not offer any security amenities
and are slightly inferior to the Subject. Overall, the comparables security features range from slightly inferior
to similar compared to the Subject. As such, we believe the Subject's ggty amenities are market oriented.
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Parking
The following table compares the Subjectodés parking
Coralain Garden East Falls Fields Of Hollybrooke The Apartments The Filglds At Fairfigld Lee Square Merrill House  Monticello e
Apartments Falls Church Apartments At RegentPark Merrifield Crossing  Apartments  Apartments  Falls Church
Program LIHTC/ PBRA LIHTC LIHTC LIHTC LIHTC/ Market LIHTC Market Market Market Market Market
Tenancy Family Family Family Family Family Family Family Family Family Family Family
Walk Score 64 86 83 86 65 87 62 92 90 76 79
Parking Ratio 1.4 n/a 0.64 n/a 1.63 n/a n/a n/a n/a n/a n/a
Carport no no no no yes no no no no no no
Carport Fee n/a $0 $0 $0 $50 $0 $0 $0 $0 $0 n/a
Garage no no no no yes no no no no no no
Garage Fee n/a $0 $0 $0 $50 $0 $0 $0 $0 $0 n/a
Surface yes yes yes yes yes yes yes yes yes yes yes
Surface Fee $0 $0 $0 $0 n/a $0 $0 $0 $18 $0 n/a

The property offers 148 surface parkingpaces, or 1.40 spaces per unit. We expect the number of parking
spaces to be adequate. All but one of the comparable properties offer-sffeet parking included in the cost

of rent, the exception being Merrill House Apartments, which charges an additibmenthly fee of $18 for off

street parking. The Apartments at Regent Park also offers garage parking and carport parking for additional
fees of $50. The parking at these pr o,pihrthe exeeptioiof gen
Merrill House Apartments This property offers inferior parking as it charges an additional fee for surface
parking.

Conclusion

The Subject was originally constructed in 1963 and was renovated in 2007. The Subject currently exhibits
average overall condition. The Subject is proposed to undergo renovations to be completed in 2026, and will
exhibit good condition upon completion. Thel[HTC comparables were constructed or renovated between
1997 and 2020, while the market rate comparables were constructed or renovated between 2000 and 2015.
All but one of the LIHTC comparables exhibit inferior to slightly inferior condition relativéhi® Subject. The
exception is The Apartments at Regent Park, which was renovated in 2020 and exhibits similar overall
condition as the Subject. All of the market rate comparables exhibit slightly inferior condition relative to the
Subject. The majority othe comparables offer property amenities considered slightly superior relative to the
Subject. The majority of the comparables offer unit amenities ranging from slightly inferior to similar relative
to the Subject.The Subject's studio units, ondedroom units, and twobedroom units are within the range of
the surveyed comparable unit sizes. The Subject's studio units, dmedroom units, and twebedroom units

are below the comparables average square footag@verall, strong demand for affordable housing has been
reported by properties in the area, and we believthe Subject will be well accepted in the market.
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MARKETCHARACTERISTICS
Following are relevant market characteristics for the comparable properties surveyed.

Tenant Voucher Usage
The following table details voucher usage reported by the comparable properties.

TENANTS WITH VOUCHERS

Property Name Program HousingChoice

Voucher %

East Falls* LIHTC 30%

Fields Of Falls Church LIHTC 8%
Hollybrooke Apartments* LIHTC 20%
The Apartments At Regent Park LIHTC/Market 4%
The Fields At Merrifield LIHTC N/A
Fairfield Crossing Market N/A

Lee Square Apartments Market 7%
Merrill House Apartments Market 4%
Monticello Falls Church Market N/A
Parliaments Market N/A

*Located outside PMA

The comparable properties reported voucher usage ranging between four and 30 percent. Four of the LIHTC
comparablesreported voucher usage, with an average utilization of 15.5 percent. According to the rent roll
dated September 30, 2023, 24 tenants, or approximately 23 percent, are currently utilizing Housing Choice
Vouchers. Based on the performance of the LIHTC conmgiales and the Subject, we expect the Subject will
operate with voucher usage of approximately 20 percent, absent subsidy.

Turnover
The following table illustrates reported turnover for the comparable properties.

TURNOVER

Property Name Program Tenancy
East Falls* LIHTC Family 10%
Fields Of Falls Church LIHTC Family 31%
Hollybrooke Apartments* LIHTC Family 15%
The Apartments At Regent Park LIHTC/Market Family 26%
The Fields At Merrifield LIHTC Family N/A
Fairfield Crossing Market Family 12%
Lee Square Apartments Market Family 26%
Merrill House Apartments Market Family 30%
Monticello Falls Church Market Family N/A
Parliaments Market Family N/A
Average Turnover 21%

*Located outside PMA

Thecomparable properties reported turnover ranging between ten and 31 percent, with an overall average of
21 percent. The LIHTC comparables operate with an average turnover rate of 21 percent, which is slightly
below the 23 percent average reported by the mket rate properties. The contact at the Subject during our
property inspection reported that the Subject typically experiences little turnover. Based on the performance
of the LIHTC comparables, we expect the Subject will operate with a turnover rate pragmately 15 percent.
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Vacancy
The following table summarizes overall weighted vacancy levels at the surveyed properties.

OVERALL VACANCY
Total Vacant
Property Name Program Tenancy Uiz Ulifis Vacancy %
East Falls* LIHTC Family 305 1 0.3%
Fields Of Falls Church LIHTC Family 96 0 0.0%
Hollybrooke Apartments* LIHTC Family 249 0 0.0%
The Apartments At Regent Park LIHTC/Market Family 552 8 1.4%
The Fields At Merrifield LIHTC Family 124 0 0.0%
Fairfield Crossing Market Family 493 50 10.1%
Lee Square Apartments Market Family 115 3 2.6%
Merrill House Apartments Market Family 158 8 5.1%
Monticello Falls Church Market Family 794 14 1.8%
Parliaments Market Family 750 3 0.4%
LIHTC Total 1,326 9 0.7%
Market Total 2,310 78 3.4%
Overall Total 3,636 87 2.4%

*Located outside PMA

The comparable properties reported vacancy rates ranging from zero to 10.1 percent, with an overall weighted
average of 2.4 percent. Managers at three of the five LIHTC properties reported being fully occupied. The
average vacancy rate reported by the affdable comparables was 0.7 percent, well below the 3.4 percent
weighted average reported by the market rate properties. All of the market rate properties reported vacancy
rates of 10.1 percent or less. Fairfield Crossing reported an elevated vacancy raté®.1 percent. The contact

at this property reported that the vacancy rate is higher than normal because the property is in a slow season.
Merrill House Apartments also reported a slightly elevated vacancy rate of 5.1 percent. However, the contact
reported that one of these vacant units is preleased, indicating a vacancy rate of 4.4 percent excluding the
preleased unit. The average LIHTC vacancy rate of 0.7 percent is considered exceptionally low, and indicative
of supplyconstrained conditions. Based onfte performance of the comparables, we expect the Subject will
operate with a vacancy rate of approximately five percent. According to a rent roll dated September 30, 2023,
the Subject is currently 0.9 percent vacant.

Concessions

None of the comparable properties reported offering concessions. Given the lack of concessions offered in
the market, we do not anticipate that the Subject will need to offer concessions to maintain a stabilized
occupancy rate upon completion.

Waiting Lists
In markets with high housing costs and a limited supply of affordable housing, waiting lists are common. A
waiting list indicates a strong market with high occupancy and unmet demand. Properties that carry a waiting

list typically enjoy easy leasap upon turnover. The following table details the waiting list information at
comparable multifamily properties.

WAITING LISTS

Waiting List Length

East Falls* LIHTC Family None

Fields Of Falls Church LIHTC Family None
HollybrookeApartments* LIHTC Family Yes, unknown length

The Apartments At Regent Park LIHTC/Market Family None

The Fields At Merrifield LIHTC Family None

Fairfield Crossing Market Family None

Lee Square Apartments Market Family None

Merrill HouseApartments Market Family ves for threebedroom units,
seven households

Monticello Falls Church Market Family None

Parliaments Market Family Yes, unknown length

*Located outside PMA
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One of the LIHTC properties, Hollybrooke Apartments, repontedintaining a waiting list. Additionally, Merrill
House Apartments and Parliaments, both market rate properties, also reported maintaining waiting lists. The
Subject currently maintains a waiting list of approximately two years in length. Upon stabilizgtive expect
the Subject to continue to operate with low vacancy and maintain a waiting list.

Absorption
The following table details the absorption comparables we were able to identify.

ABSORPTION
Property Name Program Tenancy " Distance to Subject

The Hartley Market Family Washington 2023 323 30 12.2 miles
Entwine Apartments LIHTC Senior Washington 2022 120 35 12.6 miles
The Bridge LIHTC Family Washington 2022 112 15 11.4 miles
The MO LIHTC Family Washington 2022 300 25 11.6 miles
11hundred Apartments LIHTC Family Washington 2022 65 5 14.0 miles
Viridium Market Family Woodbridge 2022 318 20 13.9 miles
Vesta Parkside Market Family Washington 2022 191 15 14.0 miles
The Vale Market Family Washington 2022 301 27 12.0 miles
Viridium Market Family Woodbridge 2022 318 17 13.9 miles
Mills Place LIHTC Family Washington 2021 61 5 12.8 miles
The Silva Market Family Washington 2021 172 6 9.9 miles
Alexan Florence Market Family Alexandria 2021 286 31 9.3 miles
Forest Glen Phase | LIHTC Senior Centreville 2020 119 5 13.0 miles
555 E Street SW LIHTC Senior Washington 2020 58 6 10.0 miles
The Apex LIHTC Family Arlington 2020 256 21 7.4 miles
Watermaglgirﬁt Buzzard Market Family Washington 2020 453 25 10.5 miles
Riverpoint Market Family Washington 2020 480 25 10.4 miles

Average Affordable 136 15

Average Market 316 22

Overall Average 231 18

Note the Subject is an existing property, and will not need todemase its units. Therefore, this discussion is
hypothetical, and assumes the Subject were 100 percent vacant. We obtained absorption data from 17
properties, located between 7.4 and 14.0 mds from the Subject. These properties reported absorption rates
ranging from five to 35 units per month, with an overall average of 18 units per month. Overall, we expect the
Subject will experience an absorption rate of 20 units per month, if vacant. Tleiguates to an absorption
period of approximately five months.

Rent Growth

We were able to obtain the most recent rent growth data from the following comparable properties, which are
illustrated in the following table.

RENT GROWTH

Property Name Program Tenanc Rent Growth
East Falls* LIHTC Family Increased to 2023 max
Fields Of Falls Church LIHTC Family Increased to 2023 max
Hollybrooke Apartments* LIHTC Family 2023 max
The Apartments At Regent Park LIHTC/Market Family Kept at 2023 Max
The Fields At Merrifield LIHTC Family Increased to 2023 max
Fairfield Crossing Market Family Increased five percent
Lee Square Apartments Market Family Increased Approx 1.5% annually
Merrill House Apartments Market Family Increased up to severpercent
Monticello Falls Church Market Family Increased up to five percent
Parliaments Market Family Decreased three or increased up to 11 percer

*Located outside PMA
All of the comparable LIHTC properties reported achieving maximaiftowable rents. Additionally, all of the
market rate comparables reported some rent growth over the past year. We anticipate that the Subject will be
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able to achieve moderate rent growth of approximately two percent and within LIHTC guidelines in the future
as a LIHTC property.

Reasonability of Rents
The table below illustrates the Subjectds proposed

PROPOSED RENTS
2023 LIHTC
Utility Maximum 2024 HUD Fair
Allowance* Crioes e Allowable Gross Market Rent

Rent

Ll # Contract

Units Rent

Unit Type Size
(SF)

Asking Rent

@50% (PBRA)

OBR/1BA 500 4 $1,797 $1,797 $53 $1,850 $1,318 $1,772
1BR/1BA 650 9 $1,848 $1,848 $62 $1,910 $1,413 $1,803
2BR/2BA 750 9 $2,121 $2,121 $79 $2,200 $1,696 $2,045
@60%
OBR/1BA 500 13 - $1,529 $53 $1,582 $1,582 $1,772
1BR/1BA 650 34 - $1,633 $62 $1,695 $1,695 $1,803
2BR/2BA 750 37 - $1,956 $79 $2,035 $2,035 $2,045
Total 106

*Source of Utility Allowance provided by the Developer

The Subject currently operates as BIHTC development. The following table details the current unit mix, sizes,
and rents.

CURRENT RENTS

2023 LIHTC
- Unit Size # 3 Utility Maximum 2023 HUD Fair
UITE 1792 (SF)  Units AT [ Allowance* EeS (RE! Allowable Gross Market Rent
Rent

@50%
0BR/1BA 500 4 $1,172 $53 $1,225 $1,318 $1,772
1BR/1BA 650 9 $1,257 $62 $1,319 $1,413 $1,803
2BR/2BA 750 9 $1,514 $79 $1,593 $1,696 $2,045

@60%
0BR/1BA 500 13 $1,421 $53 $1,474 $1,582 $1,772
1BR/1BA 650 34 $1,524 $62 $1,586 $1,695 $1,803
2BR/2BA 750 37 $1,834 $79 $1,913 $2,035 $2,045

Total 106

*Source of UtilityAllowance provided by the Developer

The Subjectds 50 per cen t-basednsulisidy foddwind renbvations,fandttheréforeo m p
thecurrentas ki ng rents will increase to contract rents.
asking rents following renovations. The following table illustrates the change in rents at the Subject following
renovations.

SUBJECT CHANGE IN RENTS
Proposed Asking/Contract

Unit Type Current Asking Rent Rent % Change
@50% (PBRA Post Reno)
OBR/1BA $1,172 $1,797 53%
1BR/1BA $1,257 $1,848 47%
2BR/2BA $1,514 $2,121 40%
@60%
OBR/1BA $1,421 $1,529 8%
1BR/1BA $1,524 $1,633 7%
2BR/2BA $1,834 $1,956 7%
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Comparable LIHTC Rents

The following tables compare the Subjectds and the
mar ket study, o0Base Rentsdé are the actual rents qu
that potential renters consider whenmaking housing deci sion. ONet rentso
utilities (adjusted to the Subjectds convention) an
of the Subject and the comparable properties. Net rents represent the actuaists of residing at a property,

and help to pt#oapipde sadn coanp@lrée son of rents. Note t he

LIHTC rents appear to be above the maximum levels; however, the majority are the result of differing utility
allowance structures at the comparables.

The Subject will offer units targeting households earning 50 and 60 percent of AMI, or less. The following table
details the Subj ecomhparson pireotp a theadmparabledt shouldrbe noted that the
comparables are located in Fairfax County and Falls Church City. However, these two areas have the same
rent and income limits, and therefore we have shown the maximum allowable rents for both.

50 and 60 Percent AMI
LIHTC RENT COMPARISON @50% AND @60%

Property Name County OBR 1BR 2BR R'\gﬁ’t‘,)
Coralain Garden Apartments (@50%) Fairfax $1,797* $1,848* $2,121* -

Coralain Garden Apartments (@60%) Fairfax $1,529 $1,633 $1,956 Yes
LIHTC Maximum Rent (Net) (@50%) Fairfax $1,265 $1,351 $1,617
LIHTC Maximum Rent (Net) (@60%) Fairfax $1,529 $1,633 $1,956
LIHTC Maximum Rent (Net) (@50%) Falls Church citt  $1,265 $1,351 $1,617
LIHTC Maximum Rent (Net) (@60%) Falls Church cit ~ $1,529 $1,633 $1,956

TheApartments At Regent Park Fairfax - $1,337 $1,511 Yes

East Falls (@60%) Fairfax - $1,537 $1,944 Yes

Fields Of Falls Church (@60%) Falls Church - $1,574 $1,903 Yes

Hollybrooke Apartments (@60%) Fairfax - $1,585 $1,885 Yes

The Fields AMerrifield (@60%) Fairfax - - $1,925 Yes
Average (@50%) - $1,337 $1,511
Average (@60%) - $1,565 $1,914

Achievable LIHTC Rent (@50%) $1,265 $1,351 $1,617 Yes

Achievable LIHTC Rent (@60%) $1,529 $1,633 $1,956 Yes

The Subject's units are all restricted to households earning 50 or 60 percent of the AMI or less. All of the
Subject's units restricted to the 50 percent of AMI level will benefit from projdztsed subsidy where tenants
pay 30 percent of their income toweds rent. The Apartments at Regent Park offers units restricted to the 50
percent of AMI level, and the remaining LIHTC comparables offer units restricted to the 60 percent of AMI
level. All of the comparables reported achieving the maximum allowable rerAd of the comparables reported
low vacancy rates, with an average of 0.7 percent, and one property reported maintaining a waiting list.
Additionally, the Subject is anticipated to be a superior product to East Falls, Fields of Falls Church, and
Hollybraoke Apartments, similar to The Fields at Merrifield, and inferior to The Apartments at Regent Park.

The most similar LIHTC comparable is The Fields at Merrifield. The Fields At Merrifield is aub®dproperty
located 1.1 miles northwest of the Subject, in a neighborhood considered similar relative to the Subject's
location. This property was constructein 1997. We consider the condition of this property slightly inferior
relative to the Subject, which was built in 1963 and renovated in 2007, and is proposed to undergo further
renovations to be completed in 2026. The manager at The Fields At Merrifiedghorted the property as fully
occupied, indicating the current rents are well accepted in the market. The Fields At Merrifield offers a
clubhouse, a fitness center, and washer/dryer hoakps, all of which the Subject lacks. However, the Subject
offers microwaves, vinyl plank flooring, and walik closets, none of which are provided by The Fields At
Merrifield. On balance, we consider the fanit and property amenity packages offered by The Fields At
Merrifield to be similar and slightly superior relativeotthe Subject, respectively. Additionally, The Fields at
Merrifield offers slightly superior unit sizes relative to the Subject. In overall terms, we believe the Subject is a
similar product relative to The Fields At Merrifield. This property reported &shing the maximum allowable
rents at the 60 percent of AMI level and also reported being fully occupied. Additionally, the maximum
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allowable rents will provide rent advantages oiine to 29 percent over our concluded achievable market rents.

Therefore, we believe that the Subject will be able to achieve the maximum allowable rents at the 50 and 60

percent of AMI levels.

Achievable Market Rents

Based on the quality of the surveyed comparable properties and the quality of the Subject, we conclude that

the Subjectds achi

evabl

e LIHTC

following table shows both market rentomparisons and achievable market rents.

SUBJECT COMPARISON TO MARKET RENTS

Square

Achievable

REMLETE LIHTC Rent

Unit Type

Feet

Surveyed
Min

Surveyed
Max

Surveyed
Average

rent al

Achievable

Market Rent

rates

ar e

Subject
Rent
Advantagdg

OBR/1IBA  @50% (PBRA 500 $1,265 $1,476 $2,134 $1,674 $1,675 24%
0BR/1BA @60% 500 $1,529 $1,476 $2,134 $1,674 $1,675 9%
1BR/1IBA  @50% (PBRA 650 $1,351 $1,639 $2,524 $1,966 $1,900 29%
1BR/1BA @60% 650 $1,633 $1,639 $2,524 $1,966 $1,900 14%
2BR/2BA  @50% (PBRA 750 $1,617 $1,959 $2,901 $2,341 $2,175 26%
2BR/2BA @60% 750 $1,956 $1,959 $2,901 $2,341 $2,175 10%
The Subjectods achievable LIHTC rents are bel ow

rents represent a rent advantage of nine to 2percent over the achievable market rents. It should be noted

bel

t he

that investors typically prefer to see a 10 percent advantage over the market. However, as the VHDA
application guidelines do not specifically require a 10 percent market advantage, we have ndjusted the
LIHTC rents to show the 10 percent advantage for the Subject's studio units at 60 percent of AMI. We

concluded that achi

evabl

e mar ket ren

ts for

and below the rents at The Apaments at Regent Park and Merrill House Apartments.

Monticello Falls Church is a 794unit property located 0.2 mile east of the Subject, in a neighborhood

t he

Subj

considered similar relative to the Subject's location. This property was constructed in 1964 and renovated in

2015. We consider the condition of this prperty slightly inferior relative to the Subject, which was built in

1963 and renovated in 2007, and is proposed to undergo further renovations to be completed in 2026. The
manager at Monticello Falls Church reported a low vacancy rate of 1.8 percent, iatiitg the current rents

are well accepted in the marketind could potentially be higherThe following table compares the Subject with

Monticello Falls Church.

SUBJECT COMPARISON TO MONTICELLO FALLS CHURCH
Subject RPSF Comparable Rent

Subject Achievable Square

Square Co

Feet

mparable
RPSF

IR 7S Market Rent Feet
OBR/1BA $1,675 500
1BR/1BA $1,900 650
2BR/2BA $2,175 750

$3.35 $1,509
$2.92 $1,654
$2.90 $1,994

482
708
880

$3.13
$2.34
$2.27

Monticello Falls Church offers a business center, a clubhouse, a fitness center, hardwood flooring, a pet park,
and picnic areas, all of which the Subject lacks. However, the Subject offers disposals, microwaves, and vinyl
plank flooring, none of which ar@rovided by Monticello Falls Church. On balance, we consider theimt and
property amenity packages offered by Monticello Falls Church to be slightly inferior and slightly superior
relative to the Subject, respectively. Additionally, Monticello Fallsutch offers similar to slightly superior unit
sizes relative to the Subject. In overall terms, we believe the Subject isimilar to slightly superior product
relative to Monticello Falls ChurcHrurther, aspreviously noted given the low vacancy at this propertye do

not believe the property is maximizing its renté.ccordingly, our concluded achievable market rents are above

the rents reported by Monticello Falls Church.

The Apartments At Regent Park is a 55hit property located 3.5 miles west of the Subject, in a neighborhood
considered slightly superior relative to the Subject's location. This property was constructed in 1997 and

renovated in 2020. We consider the corition of this property similar relative to the Subject, which was built
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in 1963 and renovated in 2007, and is proposed to undergo further renovations to be completed in 2026.
The manager at The Apartments At Regent Park reported a low vacancy rate of 1.4 percent, indicating the
current rents are well accepted in the markeand could potentially be higherThe following table compares
the Subject with The Apartments At Regent Park.

SUBJECT COMPARISON TO THE APARTMENTS AT REGENT PARK
Subject Achievable Square

Square  Comparable

Unit Type Market Rent Feet Subject RPSF Comparable Rent Feet RPSE
OBR/1BA $1,675 500 $3.35 - - -

1BR/1BA $1,900 650 $2.92 $2,025 671 $3.02
2BR/2BA $2,175 750 $2.90 $2,307 974 $2.37

The Apartments At Regent Park offers a business center, a clubhouse, a fitness center, exterior storage,
fireplaces, hardwood flooring, recreational areas, washer/dryers, and common area WiFi, all of which the
Subject lacks. However, the Subject offers wihplank flooring, which is not provided by The Apartments At
Regent Park. On balance, we consider the-imit and property amenity packages offered by The Apartments
At Regent Park to be slightly superior and superior relative to the Subject, respectivalgditionally, The
Apartments at Regent Park offers slightly superior unit sizes relative to the Subject. In overall terms, we believe
the Subject is an inferior product relative to The Apartments At Regent Park. Accordingly, our concluded
achievable marlet rents are below the market rents reported by The Apartments At Regent Park.

Merrill House Apartments is a 15&init property located 2.1 miles northeast of the Subject, in a neighborhood
considered slightly superior relative to the Subject's location. This property was constructed in 1964 and
renovated in 2000. We consider the conition of this property slightly inferior relative to the Subject, which
was built in 1963 and renovated in 2007, and is proposed to undergo further renovations to be completed in
2026. The manager at Merrill House Apartments reported a modest vacancy rafe5.1 percent, indicating
the current rents are well accepted in the market. The following table compares the Subject with Merrill House
Apartments.

SUBJECTOMPARISON TO MERRILL HOUSE APARTMENTS

Unit Type Su?\ﬁﬂ(g‘f g':r\:fble Sglé:tre Subject RPSF Comparable Rent  Square Feet Corg;;eg'e;ble
OBR/1BA $1,675 500 $3.35 $1,704 470 $3.63
1BR/1BA $1,900 650 $2.92 $1,904 765 $2.49
2BR/2BA $2,175 750 $2.90 $2,590 1,195 $2.17

Merrill House Apartments offers a clubhouse, picnic areas, and common area WiFi, all of which the Subject
lacks. However, the Subject offers disposals, microwaves, a playground, and vinyl plank flooring, none of which
are provided by Merrill House Apartmégs. On balance, we consider the #anit and property amenity packages
offered by Merrill House Apartments to be slightly inferior and slightly superior relative to the Subject,
respectively. Additionally, Merrill House Apartments offers slightly inferitudio unit sizes, yet superior one
and twobedroom unit sizes. In overall terms, we believe the Subjectdenerallya slightly inferior product
relative to Merrill House Apartments. Accordingly, our concluded achievable market rents are below the rents
reported by Merrill House Apartments.

Summary Evaluation

Upon completion of renovations, the Subject will be in good condition in a good location. The strengths of the
Subject will be its good condition and location. Weaknesses of the Subject will be its lack of property amenities

and small unit sizes relative @ the majority of the comparable properties. The vacancy rate at the LIHTC
properties is 0.7 percent. Additionally, one of the surveyed LIHTC properties maintains a waiting list and
several property managers believe there is demand for additional affordalfiousing in the market. All of the
comparable properties report achieving the maximum allowable rents at the 50 and 60 percent of AMI levels.
Given the Subjectds anticipated superior condition,
be capable of achieving rents at the maximum allowable levels at 50 and 60 percent of the AMI. Our concluded
achievable market rents are near the middle of the surveyed range as the comparable market rate properties
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offer larger unit sizes and extensive amenities including fitness centers, which the Subject will lack, but the
Subject will exhibit slightly superior condition re
offer a discount to the Novgr adac esti mate of achievabl e market r
superior condition relative to the competition and the demand for affordable housing evidenced by waiting

lists and low vacancy at several LIHTC comparable properties, we belidna the Subject is reasonable as
proposed. We believe that it will fill a void in the market and will perform well.

Impact on Existing Housing Stock

All the data combined with interviews of real estate professionals demonstrate a continuing need for
affordable housing over the foreseeable term. The comparables surveyed include a tofdd,636 units in ten
rental properties The LIHTC comparables in the area reportedcancy rates of 1.4 percent or lowemwith
three of the LIHTC comparables reporting 100 percent occupancy amke ofthe LIHTC comparables reporting

a waiting list. Alditionally, the strong occupancy rates at theajority of market rate comparables in the PMA
are evidence of a stable rental market and strong demand.

Our demand calculations illustrate a need for affor
achievable LIHTC rents. The existing apartment deve
high occupancydue to the lack of multifamily development in the areaAdditionally, the construction of the

property through the LIHTC program will have a positive impact on the surrounding neighborhood, and will not
adversely affect the existing housing located in the PMA.
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AFFORDABILITANALYSIDEMANDANALYSISCAPTURERATES ANOPENETRATIORATES

Introduction

When evaluating demand for a particular proposed development we rely primarily on two methods. These are
a supply analysis and a demand analysis. The supply analysis focuses on satisfied demand and anecdotal
reports from property managers and market pariigants regarding demand. We believe this evidence of
demand is the clearest and most reliable when measuring housing need in a market area. We explored that
indication in the previous sections of this report.

This section focuses on analyzing demographdata to determine housing need. According to NCHMA model
content standards there are two measurements used to evaluate demand based on the demographic data.

The first measurement is termed the capture rate. NCHMA define Capture Rate as: The percentaggaf a

size, and income qualified renter households in the primary market area that the property must capture to fill

the units. The Capture Rate is calculated by dividing the total number of units at the property by the total
number of age, size andincomewgal i fi ed renter households in the pri

The second measurement is the Penetration Rate, which has similarities to the capture rate. NCHMA defines
Penetration Rate as the percentage of age and income qualified renter households in the primary market area

that all existing and proposed propertieso be completed within six months of the Subject, and which are
competitively priced to the subject that must be ca

Capture Rate Determination

The following analysis will take the reader through a mudtiep process in determining an appropriate capture
rate for the Subject. Our analysis takes the entire population and distributes it by the following characteristics:

1. PMA Demography

2. Income Qualified

3. Income Distribution

4. Income Eligible Renter Households by Number of People in Household
5. Unit SizeAppropriate

6. Capture Rate by Bedroom Mix

The following text will examine each step through the process.
Step Oned PMA Demography

Primary Market Area Defined

For the purposes of this study, it is necessary to define the market area, or the area from which potential
tenants for the project are likely to be drawn. In some areas, residents are very much neighborhmadi e nt e d 6
and are generally very reluctant to m@ from the area in which 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 belowmarket rents. A certain percent of the Subjesttenants are expected to hail from

t he PMA; demand esti mates wi |l be adjusted to refle

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 Falls Church, West Fali3hurch, Merrifield, Strathmeade Springs, and Mantua. The
PMA boundaries are: Interstate 66 and Leesburg Pike to the north; Sleepy Hollow Road to the east; Columbia
Pike and Little River Turnpike to the south; and Pickett Road and Blake Lane to the wesie PMA
encompasses approximately 20 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 Semdary Market Area (SMA). The secondary market area (SMA) for the
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Subject is WashingtorArlingtonAlexandria, D&/AMD-WYV Metropolitan Statistical Area (MSA), which consists

of the following counties: District of Columbia in District of Columbia; Jefferson in West Virginia; Calvert,
Charles, Frederick, Montgomery, andiRce George's in Maryland; Alexandria city, Arlington, Clarke, Culpeper,
Fairfax city, Fairfax, Falls Church city, Fauquier, Fredericksburg city, Loudoun, Manassas city, Manassas Park
city, Prince William, Rappahannock, Spotsylvania, Stafford, and Warmew¥irginia. The MSA is 8,653 square
miles.

Demographic Information

The basic demographic information is based upon t
estimate of the characteristics of the people living within that geographic definition.

Demographic data originates from the Census and is compiled by a third party data provider. Novogradac &
Company uses data provided by the ESRI Business Analyst. Business Analyst brings in data as produced by
ESRI's team of demographers. Sources includeettJS Census, American Community Survey, and other
reputable sources. Housing characteristics are derived from several data sources, including construction data
from Hanley Wood Market Intelligence, building permits from counties, the USPS, HUD, BLS, an@¢nsus
bureau. Owner and renter occupied units come from the Current Population Survey (BLS) and the Housing
Vacancy Survey (Census). Data has been grodnathed by ESRI staff and proven effective.

ESRI's products are used by almost all US federal agencies (including HUD and USDA), top state level agencies,
over 24,000 state and local governments worldwide, as well as many industry leading technology USAR&T,
Citrix, SAP, Oracle, Microsoft. ESRbg@uces timely updates based on new releases of data.

Step one is to identify demographic data such as number of households, renter households, income
distribution and AMI levels. The appropriatdemographic is used based on the tenancy for the proposed
development. When analyzing a property designated for families the demographics for the entire population
within the PMA is used. However, senior properties are restricted to tenants who reachedabe of at least

55 or 62 years based upon the specifics of the applicable program. A property designated for seniors is
analyzed using demographic data for the given agestriction proposed for the Subject. The demographic
information was detailed in thedemographic section of this report.

Step Twod Income Qualified
Assumptions and Data necessary for this calculation are:

Appropriate Jurisdiction: Fairfax County, VA
AMI for fourperson household: $152,100
Tenancy: Family
Affordability percentage: 35 percent
Leakage: 10 percent

To establish the number of incomeligible potential tenants for the Subject, the calculations are as follows:

First, we estimate the Subject's minimum and maximum income levels (income bands) for the proposed LIHTC
project. HUD determines maximum income guidelines for tax credit properties, based on the AMI. This provides
the upper end of the income band as illusated below. However, the minimum income is not established by
HUD and must be estimated. Often, lowdincome families pay a higher percentage of gross income toward
housing costs. The industry standard is 35 percent for LIH®@ly calculations for familyoriented properties.

For senior properties this number increases to 40 percent based upon the nature of senior household
economics. The lower end of the income band is calculated by taking the proposed rent by bedroom type
multiplying by 12 and dividing byhe applicable percentage to determine an income level. For example, if a
property has a onebedroom unit with proposed gross rents of $500, the estimated low end of the income
range would be $17,143 based on the family 35 percent or $15,000 based on theenior 40 percent. The 'As
Proposed' scenario reflects the Subject as proposed with subsidy. In the 'Absent Subsidy' scenario, the
minimum income limits are based on the proposed/achievable LIHTC rents.
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INCOME LIMITSAS PROPOSED

Minimum . .
Unit Type Allowable Maximum Allowable Minimum Allowable Income Maximum Allowable
Income Income
Income
@50% (PBRA) @60%

OBR $0 $52,750 $54,240 $63,300
1BR $0 $60,300 $58,114 $72,360
2BR $0 $67,850 $69,771 $81,420

INCOME LIMITSABSENT SUBSIDY

Unit Type Minimum Allowable Maximum Allowable Minimum Allowable Maximum Allowable
Income Income Income Income
@50% @60%
0OBR $45,189 $52,750 $54,240 $63,300
1BR $48,446 $60,300 $58,114 $72,360
2BR $58,149 $67,850 $69,771 $81,420

Second, we illustrate the household population segregated by income band in ordedé&termine those who
are incomequalified to reside in the Subject property. This income distribution was illustrated previously in
the demographic analysis section of this report.

RENTER HOUSEHOLD INCOME PMA
Annual Change 2023to

Income Cohort 2023 2028 2028
Number Percentage Number Percentage Number Percentage
$0-9,999 873 5.3% 804 5.1% -14 -1.6%
$10,000-19,999 807 4.9% 742 4.7% -13 -1.6%
$20,000-29,999 878 5.4% 805 5.1% -15 1.7%
$30,000-39,999 972 5.9% 809 5.1% 33 3.4%
$40,000-49,999 1,058 6.5% 950 6.0% 22 2.0%
$50,000-59,999 1,173 7.2% 1,010 6.4% 33 2.8%
$60,000-74,999 1,665 10.2% 1,568 9.9% -19 -1.2%
$75,000-99,999 2,307 14.1% 2,218 14.0% -18 0.8%
$100,000-124,999 2,180 13.3% 2,082 13.1% 20 0.9%
$125,000-149,999 1,672 10.2% 1,698 10.7% 5 0.3%
$150,000-199,999 1,728 10.5% 1,841 11.6% 23 1.3%
$200,000+ 1,084 6.6% 1,357 8.5% 55 5.0%
Total 16,397 100.0% 15,884 100.0%

Source: HISTA Data / Ribbon Demographics 2023, Novogradac, December 2023

Step Threed Income Distribution

Third, we combine the allowable income bands with the income distribution analysis in order to determine the
number of potential incomequalified households. The Cohort Overlap is defined as the income amount within
income bands defined above that falls whin the ESRI provided Income Cohort. The % in Cohort is simply the
cohort overlap divided by the income cohort range (generally $10,000). The # in Cohort is determined by
multiplying total renter households by the % in Cohort determination. In some cadés,incomeeligible band
overlaps with more than one income cohort. In those cases, the cohort overlap for more than one income
cohort will be calculated. The sum of these calculations provides an estimate of the total number of
households that are incomeeligible, both by AMI level and in total.
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RENTER INCOME DISTRIBUTIBN PROPOSED

@50% (PBRA)

Total Renter
Households

@60%

All Units

cohort overlap % in cohort czhlgrt cohort overlap % incohort cghlgrt cohort overlap % in cohort czhlgrt
$0-$9,999 873 $9,999 100.0% 873 $9,999 100.0% 873
$10,000-$19,999 807 $9,999 100.0% 807 $9,999 100.0% 807
$20,000-$29,999 878 $9,999 100.0% 878 $9,999 100.0% 878
$30,000-$39,999 972 $9,999 100.0% 972 $9,999 100.0% 972
$40,000-$49,999 1,058 $9,999 100.0% 1,058 $9,999 100.0% 1,058
$50,000-$59,999 1,173 $9,999 100.0% 1,173 $5,759 57.6% 676 $9,999 100.0% 1,173
$60,000-$74,999 1,665 $7,850 52.3% 871 $14,999 100.0% 1,665 $14,999 100.0% 1,665
$75,000-$99,999 2,307 $6,420 25.7% 592 $6,420 25.7% 592
$100,000 -$124,999 2,180
$125,000 -$149,999 1,672
$150,000 -$199,999 1,728
$200,000 -$250,000 1,084
Total 16,397 40.4% 6,632 17.9% 2,933 48.9% 8,018
RENTER INCOME DISTRIBUTIABRSENT SUBSIDY
Income Cohort Jotal Renter @50% @60% All Units
cohort overlap % in cohort #in cohort overlap % in cohort #in cohort overlap % in cohort #in
cohort cohort cohort
$0-$9,999 873
$10,000-$19,999 807
$20,000-$29,999 878
$30,000-$39,999 972
$40,000-$49,999 1,058 $4,810 48.1% 509 $4,810 48.1% 509
$50,000-$59,999 1,173 $9,999 100.0% 1,173 $5,759 57.6% 676 $9,999 100.0% 1,173
$60,000-$74,999 1,665 $7,850 52.3% 871 $14,999 100.0% 1,665 $14,999 100.0% 1,665
$75,000-$99,999 2,307 $6,420 25.7% 592 $6,420 25.7% 592
$100,000-$124,999 2,180
$125,000-$149,999 1,672
$150,000-$199,999 1,728
$200,000 -$250,000 1,084
Total 16,397 15.6% 2,553 17.9% 2,933 24.0% 3,939

Step Fourd Income Eligible- Renter Households by Number of People in Household

At this point we know how many income eligible renter households there are within the PMA by AMI level. Using
that household figure, we calculate th@ercentage of income eligible households to total households by AMI
level (AMI percentage eligible). However, in order to provide a demand analysis by bedroom type the number
of households must now be allocated to a bedroom mix. The first step in that pges is to determine the
number of income qualified renter households by the number of persons per household. This can be
completed by applying the total number of rental households by person by the AMI percentage eligible. The
total number of renter houselolds by person is information provided by ESRI and illustrated in the
demographic discussion.

Step Fived Unit Size Appropriate

Household size is assumed to be 1.5 persons per bedroom for LIHTC rent calculation purposes. Additionally,
HUD assumes that ongerson households are accommodated in odgedroom units. For LIHTC income
purposes, the actual size of the household is used.

The distribution of households by unit type is dependent on the following assumptions. This table has been
developed byNovogradac as a result of market research.

HOUSEHOLD DISTRIBUTION

0BR 15% Of 1person households in OBR units
1BR 80% Of 1person households in 1BR units
20% Of 2person households in 1BR units
5% Of 1person households in 2BR units
2BR 80% Of 2person households in 2BR units
60% Of 3person households in 2BR units
30% Of 4person households in 2BR units
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The projected renter household demand by bedroom size can then be determined by applying these weightings
to the number of income qualified renter households determined in Step Four.

Step Sixd Capture Rate by Bedroom Mix

The capture rate is simply determined by dividing the number of units by unit type for the subject by the total
number of qualified renter households for that unit type. This calculation is then adjusted for leakage to arrive
at a final determination of cgture rate by bedroom type and AMI level.
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CAPTURERATEANALYSIS BUNITTYPE

In order to determine demand for the proposed market mix, we also analyze the demand capture rates
expected at the Subject by bedroom type. This analysis illustrates demand for all AMI levels.

Capture Rate-50% (PBRA) As Proposed

PROJECTED RENTER HOUSEHOLD DEMAND BY BEDROOM TYPE
Renter Household Distribution 2023

Renter Household Total Number of
Size Distribution Renter Households
1 person 34.5% 5,655
2 person 27.2% 4,465
3 person 15.8% 2,586
4 person 10.6% 1,738
5 person 11.9% 1,953
Total 100.0% 16,397
Income-Qualified Renter Demand
Total Number of % IncomeQualified Number Qualified
Renter Households Renter Households Renter Households
1 person 5,655 X 40.4% 2,287
2 person 4,465 X 40.4% 1,806
3 person 2,586 X 40.4% 1,046
4 person 1,738 X 40.4% 703
5 person 1,953 X 40.4% 790
Total 16,397 6,632
Projected Renter Household Demand by Bedroom
Size
Number of Qualified
Renter Households
0BR 343
1BR 2,191
2BR 2,398
Total 4,932
Capture Rate Analysis @50% (PBRA)
OBR 4 1.2%
1BR 9 0.4%
2BR 9 0.4%
Total/Overall 22 0.4%
Adjusted for Leakage from Outside of the PMA 10.0%
0BR 4 1.0%
1BR 9 0.4%
2BR 9 0.3%
Total/Overall 22 0.4%

g
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Capture Rate - 60%- As Proposed

PROJECTED RENTER HOUSEHOLD DEMAND BY BEDROOM TYPE
Renter Household Distribution 2023

Renter Household Size¢ Total Number of Rente
Distribution Households
1 person 34.5% 5,655
2 person 27.2% 4,465
3 person 15.8% 2,586
4 person 10.6% 1,738
5 person 11.9% 1,953
Total 100.0% 16,397
Income-Qualified Renter Demand
Total Number of Rente % IncomeQualified Number Qualified
Households Renter Households Renter Householdd
1 person 5,655 X 17.9% 1,012
2 person 4,465 X 17.9% 799
3 person 2,586 X 17.9% 463
4 person 1,738 X 17.9% 311
5 person 1,953 X 17.9% 349
Total 16,397 2,933
Projected Renter Household Demand by Bedroom Si:
Renter Households
OBR 152
1BR 969
2BR 1,060
Total 2,181
Capture Rate Analysis @60%
0BR 13 8.6%
1BR 34 3.5%
2BR 37 3.5%
Total/Overall 84 3.9%
Adjusted for Leakage from Outside of the PMA 10.0%
OBR 13 7.7%
1BR 34 3.2%
2BR 37 3.1%
Total/Overall 84 3.5%
9, 82
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Capture Rate - All Units - As Proposed

PROJECTED RENTER HOUSEHOLD DEMAND BY BEDROOM TYPE
Renter Household Distribution 2023

Renter Household Total Number of
Size Distribution Renter Households
1 person 34.5% 5,655
2 person 27.2% 4,465
3 person 15.8% 2,586
4 person 10.6% 1,738
5 person 11.9% 1,953
Total 100.0% 16,397
Income-Qualified Renter Demand
Total Number of % IncomeQualified Number Qualified
Renter Households Renter Households Renter Households
1 person 5,655 X 48.9% 2,765
2 person 4,465 X 48.9% 2,183
3 person 2,586 X 48.9% 1,265
4 person 1,738 X 48.9% 850
5 person 1,953 X 48.9% 955
Total 16,397 8,018
Projected Renter Household Demand by Bedroom
Size
Number of Qualified
Renter Households
OBR 415
1BR 2,649
2BR 2,899
Total 5,963
Capture Rate Analysis All Units
OBR 17 4.1%
1BR 43 1.6%
2BR 46 1.6%
Total/Overall 106 1.8%
Adjusted for Leakage from Outside of the PMA 10.0%
0BR 17 3.7%
1BR 43 1.5%
2BR 46 1.4%
Total/Overall 106 1.6%

g
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Capture Rate-50%- Absent Subsidy

PROJECTED RENTER HOUSEHOLD DEMAND BY BEDROOM TYPE
Renter Household Distribution 2023

Renter Household Size Total Number of Rentel
Distribution Households
1 person 34.5% 5,655
2 person 27.2% 4,465
3 person 15.8% 2,586
4 person 10.6% 1,738
5 person 11.9% 1,953
Total 100.0% 16,397

Income-Qualified Renter Demand

Total Number of Rentel % IncomeQualified Ngmber
Households Renter Households el REniEr
Households
1 person 5,655 X 15.6% 881
2 person 4,465 X 15.6% 695
3 person 2,586 X 15.6% 403
4 person 1,738 X 15.6% 271
5 person 1,953 X 15.6% 304
Total 16,397 2,553
Projected RenterHousehold Demand by Bedroom Size
Renter Households
0BR 132
1BR 844
2BR 923
Total 1,899
Capture Rate Analysis @50%
0BR 4 3.0%
1BR 9 1.1%
2BR 9 1.0%
Total/Overall 22 1.2%
Adjusted for Leakage from Outside of the PMA 10.0%
0BR 4 2.7%
1BR 9 1.0%
2BR 9 0.9%
Total/Overall 22 1.0%
@, 84
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Capture Rate - All Units - Absent Subsidy

PROJECTERENTER HOUSEHOLD DEMAND BY BEDROOM TYPE
Renter Household Distribution 2023

Renter Household Total Number of
Size Distribution Renter Households
1 person 34.5% 5,655
2 person 27.2% 4,465
3 person 15.8% 2,586
4 person 10.6% 1,738
5 person 11.9% 1,953
Total 100.0% 16,397
Income-Qualified Renter Demand
Total Number of % IncomeQualified Number Qualified
Renter Households Renter Households Renter Households
1 person 5,655 X 24.0% 1,359
2 person 4,465 X 24.0% 1,073
3 person 2,586 X 24.0% 621
4 person 1,738 X 24.0% 418
5 person 1,953 X 24.0% 469
Total 16,397 3,939
Projected Renter Household Demand by Bedroom Si
Renter Households
0BR 204
1BR 1,301
2BR 1,424
Total 2,929

Capture Rate Analysis All Units (Absent Subsidy)

Developer's Unit Mix Capture Rate

0BR 17 8.3%
1BR 43 3.3%
2BR 46 3.2%
Total/Overall 106 3.6%
Adjusted for Leakage from Outside of the PMA 10.0%
OBR 17 7.5%
1BR 43 3.0%
2BR 46 2.9%
Total/Overall 106 3.3%
9, 85
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ANNUALCAPTURERATEANALYSIS

The following calculation derives an estimated market capture rate based on @@mum demand. This is an
indication of the percentage of net demand that the Subject must attract in order to reach stabilized
occupancy. This measure essentially takes the available household demand searching for apartments in the
market area and deductscompetition in order to determine net demand available to the Subject.

Population/Household Change

Population change as a result of new households moving in or out of the area: This was previously calculated,
in the estimated population change from 2023 to 2028. Since the newly derived population will all be eligible,
they are included directly into thennual demand estimate.

New Construction/Development
RECENT AND PLANNED DEVELOPMENT

Competitive

LIHTC

Rent Total Competitive  Construction : Distance to
Property Name Structure Tenancy Units Affordable PBRE)A Unite Status Allocation Subject
nits 3 Year
Elms Dunn Loring Market Family 239 0 0 Proposed N/A 1.8 miles
The Virginian Market Senior 155 0 0 Under_ N/A 3.3 miles
Construction

Markham Place Market Family 310 0 0 Proposed N/A 2.4 miles
Town Center at . .

Metrowest Market Family 550 0 0 Proposed N/A 3.7 miles

Totals 1,254 0 0

Overall, there areno proposed units we believe will be competitive with the proposed Subject property, upon
completion.
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Annual Demandd As Proposed

ANNUAL DEMANDAS PROPOSED

Number of Renter Households in 2023 16,397
Increase in Number ofRenter Households (513)
Number of Renter Households in 2028 15,884
Existing Demand
% of Total Households that are Renter 42.0%
% of IncomeQualified Renter Households 48.9%
Number of IncomeQualified Renter Households 8,018
Percentage RenDverburdened 33.6%
Existing IncomeQualified Renter Household Turnover 2,693

New IncomeQualified Demand, Stated Annually

Increase in Renter Households per Annum (103)
% of IncomeQualified Renter Households 48.9%
New Rental Income Qualified Households (50)

Capture Rate Analysis

Number of Revenue Units in Subject 106
Occupied Units at Subject With Vacancy of: 5.0% 101
Units PreLeased 0
Total Demand (Turnover and Growth) from within PMA 2,642
Portion Originating within PMA 90.0%
Total Demand (Turnover and Growth) 2,936
Less: Existing Projects in Absorption Process (# Units) 0

Total Demand after Competition (Turnover and Growth) 2,936
Yielded Annual Capture Rate ofvailable Demand in 2023 3.4%
The yielded capture rate is approximate4per cent of avail able demand

as proposed which islow andindicative of demand.
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Annual Demand- Absent Subsidy
ANNUAL DEMANBPABSENTSUBSIDY

Number of Renter Households in 2023 16,397
Increase in Number of Renter Households (513)
Number of Renter Households in 2028 15,884
Existing Demand
% of Total Households that are Renter 42.0%
% oflIncome-Qualified Renter Households 24.0%
Number of IncomeQualified Renter Households 3,939
Percentage RenDverburdened 33.6%
Existing IncomeQualified Renter Household Turnover 1,323
New IncomeQualified Demand, Stated Annually
Increase in Renter Households per Annum (103)
% of IncomeQualified Renter Households 24.0%
New Rental Income Qualified Households (25)
Capture Rate Analysis

Number of Revenue Units in Subject 106
Occupied Units at Subject Witiacancy of: 5.0% 101
Units PreLeased 0
Total Demand (Turnover and Growth) from within PMA 1,298
Portion Originating within PMA 90.0%
Total Demand (Turnover and Growth) 1,442
Less: Existing LIHTC Projects in Absorption Process (# Units) 0
Total Demand after Competition (Turnover and Growth) 1,442
Yielded Annual Capture Rate of Available Demand in 2023 7.0%
The yielded capture rate is approximatelfOper cent of avail able demand
as proposed which islow andindicative of demand.

88
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VIRGINIAHOUSINADEMANDANALYSIS

We have also included the required demand table from the Virginia Housing market study guidelines. The
following table illustrates the total demand, the net demand, and the absorption period for the Subject site.
The supply illustrates all proposed or unaeconstruction units in the PMA. We determined that there ar®
proposed competitive affordable units in the PMA&Xisting vacancies in the PMare estimated at five percent

of the existing competitive units in the PMA.

Virginia Housing Demand Tabled As Proposed

We have determined the overahffordable weighted average vacancy rate among the comparable properties
is 0.7 percent. As noted above, there arfive family affordable properties in the PMAThree of hese properties
are used as comparables in this report, andeported nine total vacanciesThe Apartments at Regent Park,
however, reported eight of these nine total vacancies, and all of the vacancies at this property are for market
rate units. Therefore, among the three affordable properties used as comphles in this report, there is one
vacancy which is restricted to the 60 percent of AMI leveThere are two subsidized properties in the PMA as
well, Wexford Manoy a 73-unit LIHTC/Section 8 developmentand Hartwood Place a 12-unit Section 8
development We were unable to contact these properties for vacancy data. Therefore,egtimated a vacancy
rate of five percent for the 85 total units at these two properties, indicating approximately five vacanciéte
estimate that two of these vacancies would beestricted to the 50 percent of AMI level and three vacancies
would be restricted to the 60 percent of AMI leveTherefore, we estimate a total of six vacanciethree at 50
percent of the AMI and three at 60 percent of the AMAt existing affordable properties in the PMA and have
deducted these six vacancies from our demand analysi&dditionally, as mentioned previously, there are no
proposed or under construction properties in the PMA that we consider to be competitive with the Subject.

The table below illustrates the resulting capture rate for demand currently proposed in PMA.

Up to 50% Up to 60% Project Total
Income Restrictions As Proposed As Proposed As Proposed
($0-$67,850) ($54,240-$81,420) ($0-$81,420)
New Rental Households | -42 | -18 | -50 |
+
Existing Households -- Overburdened | 2,227 | 985 | 2,693 |
+
Existing Households - Substandard Housing | 19 | 8 | 23 |
+
Senior Households -- Likely to Convert
to Rental Housing 0 0 0
TOTAL DEMAND 2,204 975 2,665
Supply (includes directly comparable vacant units
or in pipeline in PMA) s 3 6
NET DEMAND 2,201 972 2,659
PROPOSED UNITS 22 84 106
CAPTURE RATE 1.0% 8.6% 4.0%
ABSORPTION PERIOD 1.1 months 4.2 months 5.3 months

' New Rental Households: The number of new renter households wadculated previously in Annual
Demand using the increase in renter households per annum and the percentage of incequalified
renter households. The number in the table above is negative because the number of renter
households in the PMA is expected tcedrease over the next five years.
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f Existing Household®) Overburdened: We calculated the number of existing households that are rent
overburdened using the percentage of households that are reaverburdened in the PMA (33.6%) and
the total number of incomequalified renter households in te PMA.

f Existing Household®) Substandard Housing: We calculated the number of existing households that
are living in substandard housing using the percentage of households that are living in substandard
housing in the PMA (0.28%) and the total number of incongeialified renter households in the PMA.

1 Senior Households Likely to Convert to Rental Housiégrhe Subject will target families. Therefore,
we do not anticipate any seniors converting to rental housing at the Subject.

We believe there is adequate demand for the Subject as proposed, especially given the high occupancy rates
among the majority of the LIHTC comparables, as well as the prevalence of waiting listsr&t of the LIHTC
comparables. Our concluded capture rate and absorption period is shown in the table below.

Project Wide Capture RateLIHTC Units 4.0%

Project Wide Capture RateMarket Units N/A
Project Wide Capture RateAll Units 4.0%

Project Wide Absorption Period (Months) 5.3 months

Virginia Housing Demand Tabled Absent Subsidy

We have determined the overall affordable weighted average vacancy rate among the comparable properties
is 0.7 percent. As noted above, there are five family affordalpeoperties in the PMA. Three of these properties
are used as comparables in this report, and reported nine total vacancies. The Apartments at Regent Park,
however, reported eight of these nine total vacancies, and all of the vacancies at this propertyfaranarket

rate units. Therefore, among the three affordable properties used as comparables in this report, there is one
vacancy which is restricted to the 60 percent of AMI leveThereis one partially subsidized propertyn the
PMA as well Wexford Mamr. We were unable to contact this property for vacancy data. Thereforee
estimated a vacancy rate of five percent for thé9 unsubsidized units at this property, indicating
approximatelythree vacancies.We estimate that one of these vacancies would be restricted to the 50 percent
of AMI level and two vacancies would be restricted to the 60 percent of AMI levdlerefore, we estimate a
total of four vacancies one at 50 percent of the AMI and three at 60 percent of the ANt existing affordable
propetties in the PMA and have deducted thesfour vacancies from our demand analysis. Additionally, as
mentioned previously, there are no proposed or under construction properties in the PMA that we consider to
be competitive with the Subject.

The table below illustrates the resulting capture rate for demand currently proposed in PMA.
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Up to 50% Up to 60% Project Total
Income Restrictions Absent Subsidy As Proposed Absent Subsidy
($45,189-$67,850) ($54,240-$81,420) ($45,189-$81,420)
New Rental Households | -16 | -18 | -25 |
+
Existing Households -- Overburdened | 857 | 985 | 1,323 |
+
Existing Households - Substandard Housing | 7 | 8 | 11 |
+
Senior Households -- Likely to Convert
to Rental Housing 0 0 0
TOTAL DEMAND 849 975 1,309
Supply (includes directly comparable vacant units
or in pipeline in PMA) 1 3 4
NET DEMAND 848 972 1,305
PROPOSED UNITS 22 84 106
CAPTURE RATE 2.6% 8.6% 8.1%
ABSORPTION PERIOD 1.1 months 4.2 months 5.3 months

 New Rental Households: The number of new renter households was calculated previously in Annual
Demand using the increase in renter households per annum and tpercentage of incomegualified
renter households. The number in the table above is negative because the number of renter
households in the PMA is expected to decrease over the next five years.

f Existing Household$ Overburdened: We calculated the number of existing households that are rent
overburdened using the percentage of households that are reoverburdened in the PMA (33.6%) and
the total number of incomequalified renter households in te PMA.

I Existing Household$ Substandard Housing: We calculated the number of existing households that
are living in substandard housing using the percentage of households that are living in substandard
housing in the PMA (0.28%) and the total number of inconggialified renter households in the PMA.

f  Senior Households Likely to Convert to Rental Housiégrhe Subject will target families. Therefore,
we do not anticipate any seniors converting to rental housing at the Subject.

We believe there is adequate demand for the Subject as proposed, especially given the high occupancy rates
among the majority of the LIHTC comparables, as well as the prevalence of waiting listsr&t of the LIHTC
comparables. Our concluded capture rate and absorption period is shown in the table below.

Project Wide Capture RateLIHTC Units 8.1%

Project Wide Capture RateMarket Units N/A
Project Wide Capture RateAll Units 8.1%

Project Wide Absorption Period (Months) 5.3 months

Capture Rate and Virginia Housing Conclusion

The demand analysis illustrates demand for the Subject based on capture rates of inceefigible renter
households. The following table details the capture rates by AMI level, the overall capture rate for all units, the
annual demand and overall demand, aththe market focus penetration rate. Based on the Subject's tenancy
and location, we assume that 10 percent of the Subject's tenants will originate from outside the PMA.
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DEMAND CONCLUSIONS

Calculation As Proposed Absent Subsid
@50% (PBRA) 0.4% 1.0%
@60% 3.5% 3.5%
All Units 1.6% 3.3%

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 illustratesand for the

Subject based on captures rates of incomeligible renter households.The demand analysis illustrates
adequate demand for the Subjectds wunits. Addi ti on:;
indicative of demand for additional affordable housing supply such as the proposed Subject.

The Virginia Housing net demand and capture rate table illustrates demand for the Subject based on capture
rates of incomeeligible renter households. The following table illustrates the conclusions from this table in
the as proposed and absent subsidy scarios, respectively.

Project Wide Capture RateLIHTC Units 4.0%
Project Wide Capture RateMarket Units N/A
Project Wide Capture RateAll Units 4.0%
Project Wide Absorption Period (Months) 5.3 months
Project Wide Capture RateLIHTC Units 8.1%
Project Wide Capture RateMarket Units N/A
Project Wide Capture RateAll Units 8.1%
Project Wide Absorption Period (Months) 5.3 months

These capture rates are indicative of strondemand for the Subject, and upon renovation, we anticipate the
project will continue to operate at a stabilized occupancy rate. Additionally, it should be noted that the Subject
is an existing and stabilized property with a waiting list of approximatehotwears and will therefore not detract
from other properties. The renovation will improve the condition of the Subject.
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PENETRATIOIRATEANALYSIS

Per Virginia Housing guidelines, we also performed
Subject will offerstudio, one, and twabedroom units restricted at the 50 and 60 percent AMI levels. The
following table illustrates the affordable properties that are existing in the PMA and competitive with the
Subject.This calculation derives an estimated Penetration Rate.

We calculate a Penetration Rate with a market focus. In this methodology, the Penetration Rate is calculated
by totaling all existing and proposed (including the Subject) competitive affordable units within the PMA, and
dividing by the total number of income eligible renter households. Penetration Rates are more difficult to
calculate in urban areas with a significant volume of affordable housing, as it is difficult to obtain detailed
information on all thetrue comparable properties that make up the supplnd to obtain detail on the various
AMI levels at the properties.

EXISTING AFFORDABLE PROPERTIES IN THE PMA
Total CompetitiveCompetitive

PSR NETS PN UEENIES Units  LIHTC Unit: PBRA Unitg
Fields Of Falls Church* LIHTC Family 96 96 0
TheApartments At Regent Park* LIHTC/Market Family 552 29 0
The Fields At Merrifield* LIHTC Family 124 124 0
Wexford Manor LIHTC/Section 8 Family 73 59 14
Hartwood Place Section 8 Family 12 0 12
Totals 308 26

*Utilized as a comparableproperty

As shown above, there ar834 competitive affordable units in the PMA as proposed, and 308 absent subsidy.
These units are deducted from our analysis.

Penetration Rate - As Proposed

As shown in the income distribution previously, there are 8,018 income eligible renter households in the PMA
for the Subject's units as proposed.

PENETRATION RATES PROPOSED

Number of Proposed Competitive Affordable Family Units in the PMA 0
Number of Existing Competitive Affordable Family Unitstire PMA 31:4
Number of Proposed Family Units at the Subject 1:)-6
Total 4A_fO
Income Eligible HouseholdsAll AMI Levels 8,618
Overall Penetration Rate- Market Focus (NCHMA) 5.%%

After deductions for existing and proposedompetitive units in the PMA, the resulting penetration rate is 5.5
percent.
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Penetration Rate - Absent Subsidy

As shown in the income distribution previously, there are 3,939 income eligible renter households in the PMA

for the Subject's units absent a subsidy. The following table illustrates our penetration rate.

PENETRATION RATEBSENT SUBSIDY
Number of Proposed Competitive LIHTC Family Units in the PMA

Number of Existing Competitive LIHTC Family Units in the PMA

Number of Proposed Family Units at the Subject

Total

Income Eligible HouseholdsAll AMI Levels

Overall Penetration Rate- Market Focus (NCHMA)

0
+

308

+

106

414

/

3,939

10.5%

After deductions for existing and proposed competitive units in the PMA, tiesulting penetration rate, absent

subsidy, is 10.5 percent.

The demand analysis illustrates demand for the Subject based on capture rates of inceefigible renter

households. The following table details the capture rates by AMI level, the overall capture rate for all units, the
annual demand and overall demand, aththe market focus penetration rate. Based on the Subject's tenancy

and location, we assume that 10 percent of the Subject's tenants will originate from outside the PMA.

DEMANDCONCLUSIONS

Calculation As Proposed Absent Subsid
@50% (PBRA) 0.4% 1.0%
@60% 3.5% 3.5%
All Units 1.6% 3.3%
Annual Demand 3.4% 7.0%
Penetration Rate 5.5% 10.5%

These capture rates are reasonable taking into account the other indicationsdafmand 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 incomeligible renter households. The demand analysis illustrates
uni t s.

adequate demand © r the Subjectds

Addi

ti

onal

Yy,

indicative of demand for additional affordable housing supply such as the proposed Subjdeatrther, the

Subject is currently operating with a waiting list of approximatelyo years in length, indicating strong demand.

The Virginia Housing net demand and capture rate table illustrates demand for the Subject based on capture
rates of incomeeligible renter households. The following table illustrates the conclusions from this table in

the as proposed and absent subsidy scarios, respectively.

Project Wide Capture RateLIHTC Units
Project Wide Capture RateMarket Units
Project Wide Capture RateAll Units
Project WideAbsorption Period (Months)

4.0%

N/A

4.0%

5.3 months
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Project Wide Capture RateLIHTC Units 8.1%

Project Wide Capture RateMarket Units N/A
Project Wide Capture RateAll Units 8.1%

Project Wide Absorption Period (Months) 5.3 months

These capture rates are indicative of strong demand for the Subject, and upon renovation, we anticipate the
project will continue to operate at a stabilized occupancy rate. Additionally, it should be noted that the Subject
is anexisting and stabilized property with a waiting list of approximately two years and will therefore not detract
from other properties. The renovation will improve the condition of the Subject.

Absorption Estimate

ABSORPTION
Property Name Program  Tenancy - Distance to Subject

The Hartley Market Family Washington 2023 323 30 12.2 miles
Entwine Apartments LIHTC Senior Washington 2022 120 35 12.6 miles
The Bridge LIHTC Family Washington 2022 112 15 11.4 miles
The MO LIHTC Family Washington 2022 300 25 11.6 miles
11hundred Apartments LIHTC Family Washington 2022 65 5 14.0 miles
Viridium Market Family Woodbridge 2022 318 20 13.9 miles
Vesta Parkside Market Family Washington 2022 191 15 14.0 miles
The Vale Market Family Washington 2022 301 27 12.0 miles
Viridium Market Family Woodbridge 2022 318 17 13.9 miles
Mills Place LIHTC Family Washington 2021 61 5 12.8 miles
The Silva Market Family Washington 2021 172 6 9.9 miles
AlexanFlorence Market Family Alexandria 2021 286 31 9.3 miles
Forest Glen Phase | LIHTC Senior Centreville 2020 119 5 13.0 miles
555 E Street SW LIHTC Senior Washington 2020 58 6 10.0 miles
The Apex LIHTC Family Arlington 2020 256 21 7.4 miles
Watermz;rlgiﬁ;t Buzzard Market Family Washington 2020 453 25 10.5 miles
Riverpoint Market Family Washington 2020 480 25 10.4 miles

Average Affordable 136 15

Average Market 316 22

Overall Average 231 18

Note the Subject is an existing property, and will not need todemse its units. Therefore, this discussion is
hypothetical, and assumes the Subject were 100 percent vacant. We obtained absorption data from 17
properties, located between 7.4 and 14.0 mds from the Subject. These properties reported absorption rates
ranging from five to 35 units per month, with an overall average of 18 units per month. Overall, we expect the
Subject will experience an absorption rate of 20 units per month, if vacant. Tleiguates to an absorption
period of approximately five months.
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INTERVIEWS

In order to ascertain the need for housing and specifically affordable housing in the Subject's area, interviews
were conducted with various local officials.

Fairfax Housing and Community Development Department

We emailed with Delali OséBoateng, the Data Market Analyst in the Policy and Compliance Division of the
Fairfax County Department of Housing and Community Development. Fairfax County administered 5,469
vouchers during the 2023 fiscal year. Of these 5,469ouchers, 1,060 were for RAFPBV units. For fiscal year
2023, 5,057 vouchers were in use. The waiting list for the Housing Choice Vouchers program is currently
closed and has been closed since January 2019. There are currently 1,721 households on thistingilist.

The payment standards for studio, one, and twmedroom units are listed in the table below.

PAYMENT STANDARDS
. Proposed Rent Vs.
Unit Type Proposed Gross Rent Gross Payment Standard Pavment Standard
@50% (ALR)

OBR $1,318 $1,581 -20.0%

1BR $1,413 $1,662 -17.6%

2BR $1,696 $1,934 -14.0%

@60%

OBR $1,582 $1,581 0.1%

1BR $1,695 $1,662 2.0%

2BR $2,035 $1,934 5.2%
Source: Virginia Housing, effective February 2022
Al | of the payment standards ar e rbnes/imieating tha voGecheb j e c t
tenants will not have to pay additional rent out of

60 percent rents, indicating that voucher tenants will have to pay additional rent out of pocket.

Summary of Pipeline Supply and Recent LIHTC Allocations

We consulted a CoStar new construction report regarding planned, proposed, and under construction
developments within the PMA. Additionally, we researched LIHTC allocations within the Subject's PMA from
2020 through November 2023. According to our sourceshere are numerous proposed, under construction,
and recently completed developments within the PMA, illustrated in the following table. However, all of these
developments are market rate and therefore will not be competitive with the Subject.

RECENT AND PLANNED DEVELOPMENT
Rent Total

?ﬁrgfgggl\é eCompetitive Construction A”LOI ?a;lt-ign Distance to
Units . PBRA Units Status Subject
Units Year

Property Name Tenancy

Structure

Elms Dunn Loring Market Family Proposed 1.8 miles
The Virginian Market Senior 155 0 0 Under_ N/A 3.3 miles
Construction
Markham Place Market Family 310 0 0 Proposed N/A 2.4 miles
Town Center at . .
Metrowest Market Family 550 0 0 Proposed N/A 3.7 miles
Totals 1,254 0 0
97
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Recommendations

We have no further recommendations for the developmendpon completion of renovations, the Subject will

be in good condition in a good location. The strengths of the Subject will be its good condition and location.
Weaknesses of the Subject will be its lack of property amenities and small unit sizes relativéhe majority of

the comparable propertiessThe Subjectds LIHTC rents offer a dis
achievable market rents. Gi ven t he véStothe coropetiicyar@nt i c i
the demand for affordable housing evidenced by waiting lists and low vacancy at several LIHTC comparable
properties, we believe that the Subject is reasonable as proposed. We believe that it will fill a void in the market

and will perform well.

Demand Summary

The demand analysis illustrates demand for the Subject based on capture rates of inceefigible renter
households. The following table details the capture rates by AMI level, the overall capture rate for all units, the
annual demand and overall demand, aththe market focus penetration rate. Based on the Subject's tenancy
and location, we assume that 10 percent of the Subject's tenants will originate from outside the PMA.

DEMAND CONCLUSIONS

Calculation As Proposed Absent Subsid
@50% (PBRA) 0.4% 1.0%
@60% 3.5% 3.5%
All Units 1.6% 3.3%
Annual Demand 3.4% 7.0%
Penetration Rate 5.5% 10.5%

These capture rates are reasonable taking into account the other indications of demand such as low vacancy

rates andwaiting lists reported by the comparable properties. The Demand Analysis illustrates demand for the
Subject based on captures rates of incomeligible renter households. The demand analysis illustrates
adequate demand for t he I®thlpénetratiord rmtes wame icansidered Aavdandt i o n
indicative of demand for additional affordable housing supply such as the proposed Subject.

The Virginia Housing net demand and capture rate table illustrates demand for the Subject based on capture
rates of incomeeligible renter households. The following table illustrates the conclusions from this table in
the as proposed and absent subsidy scarios, respectively.

Project Wide Capture RateLIHTC Units 4.0%

Project Wide Capture RateMarket Units N/A
Project Wide Capture RateAll Units 4.0%

Project Wide Absorption Period (Months) 5.3 months
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Project Wide Capture RateLIHTC Units 8.1%

Project Wide Capture RateMarket Units N/A
Project WideCapture Rate- All Units 8.1%

Project Wide Absorption Period (Months) 5.3 months

These capture rates are indicative of strong demand for the Subject, and upon renovation, we anticipate the
project will continue to operate at atabilized occupancy rate. Additionally, it should be noted that the Subject
is an existing and stabilized property with a waiting list of approximately two years and will therefore not detract
from other properties. The renovation will improve the conditi of the Subject.

Strengths

f  The Subject will offergood condition upon completion of renovationswhich is generally slightly
superior to the comparable properties;

f The Subjectds |l ocation is in close proximity
accessibilityand goodvisibility;

f The Subject ds achi5@and@lpercerit dof AMI@ppeaereasosable, and offer a
market rent advantage;

f  There is ample demand for affordable housing as evidenced by low capture rates, \@eancy rates,
and waiting lists at the comparable properties.

Weaknesses
f The Su bnjtsgzesta@ slightly inferioto the majority of comparable properties.
f The Subjectds property amenities are slightly

Absorption Estimate

ABSORPTION
Property Name Program  Tenancy TGl e Distance to Subject

The Hartley Market Family Washington 12.2 miles
Entwine Apartments LIHTC Senior Washington 2022 120 35 12.6 miles
The Bridge LIHTC Family Washington 2022 112 15 11.4 miles
The MO LIHTC Family Washington 2022 300 25 11.6 miles
11hundred Apartments LIHTC Family Washington 2022 65 5 14.0 miles
Viridium Market Family Woodbridge 2022 318 20 13.9 miles
Vesta Parkside Market Family Washington 2022 191 15 14.0 miles
The Vale Market Family Washington 2022 301 27 12.0 miles
Viridium Market Family Woodbridge 2022 318 17 13.9 miles
Mills Place LIHTC Family Washington 2021 61 5 12.8 miles
The Silva Market Family Washington 2021 172 6 9.9 miles
Alexan Florence Market Family Alexandria 2021 286 31 9.3 miles
Forest Glen Phase | LIHTC Senior Centreville 2020 119 5 13.0 miles
555 E Street SW LIHTC Senior Washington 2020 58 6 10.0 miles
The Apex LIHTC Family Arlington 2020 256 21 7.4 miles
Watermaltjrlgir?tt Buzzard Market Family Washington 2020 453 25 10.5 miles
Riverpoint Market Family Washington 2020 480 25 10.4 miles

Average Affordable 136 15

Average Market 316 22

Overall Average 231 18

Note the Subject is an existing property, and will not need tolemse its units. Therefore, this discussion is
hypothetical, and assumes the Subject were 100 percent vacant. We obtained absorption data from 17
properties, located between 7.4 and 14.0 mds from the Subject. These properties reported absorption rates
ranging from five to 35 units per month, with an overall average of 18 units per month. Overall, we expect the
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Subject will experience an absorption rate of 20 units per month, if vacant. This equates to an absorption
period of approximately five months.

Conclusions

Upon completion of renovations, the Subject will be in good condition in a good location. The strengths of the
Subject will be its good condition and locatioWeaknesses of the Subject will be its lack of property amenities

and small unit sizes relative to the majority of the comparable propertiecBthe Subj ect ds LI HTC
di scount to the Novogradac estimate of achievable
condition relative to the competition and the demand for affordable housing evidenced by waiting lists and

low vacang at several LIHTC comparable properties, we believe that the Subject is reasonable as proposed.

We believe that itwill fill a void in the market and will perform well.
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Novogradac affirms the following:

1. SarahChilds has 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 my knowledge the market can support the demand shown in this study. | understand
that any misrepresentation in this statement may result in the denial of participation in the L&weome
Housing Tax Credit Program in Virginia as administefgg Virginia Housing.

4. Neither | nor anyone at my firm has any interest in the proposed development or a relationship with
the ownership entity.

5. Neither | nor anyone at my firm nor anyone acting on behalf of my firm in connection with the
preparation of this report has communicated to others that my firm is representing Virginia Housing or
in any way acting for, at the request of, or on behalf oir§yinia Housing.

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

Kelly Gorman Tara Rial
Partner Manager
Kelly.Gorman@novoco.com Tara.Rial@novoco.com
L . \ / ) |

%—M——w 78 arvad, Iy
William Linthicum Sarah Childs
Analyst Junior Analyst
William.Linthicum@novoco.com Sarah.Childs@novoco.com

January 15, 2024

Date
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ASSUMPTIONS AND LIMITING CONDITIONS

7.

10.

11.

12.

13.

14.

15.

16.

17.

In the event that the client provided a legal descriptiomuilding plans, title policy and/or survey, etc.,
the market analyst has relied extensively upon such data in the formulation of all analyses.

The legal description as supplied by the client is assumed to be correct and the author assumes no
responsibility for legal matters, and renders no opinion of property title, which is assumed to be good
and merchantable.

All encumbrances, including mortgages, liens, leases, and servitudes, were disregarded in this
valuation unless specified in the report. It was recognized, however, that the typical purchaser would
likely take advantage of the best available financing, antthe effects of such financing on property
value were considered.

All information contained in the report, which others furnished, was assumed to be True, correct, and
reliable. A reasonable effort was made to verify such information, but the author assumes no
responsibility for its accuracy.

The report was made assuming responsible ownership and capable management of the property. The
analyses and projections are based on the basic assumption that the development will be managed
and staffed by competent personnel and that the property will berofessionally advertised and
aggressively promoted.

The sketches, photographs, and other exhibits in this report are solely for the purpose of assisting the
reader in visualizing the property. The author made no property survey, and assumes no liability in
connection with such matters. It was also assumedhére is no property encroachment or trespass
unless noted in the report.

The author of this report assumes no responsibility for hidden or unapparent conditions of the property,
subsoil or structures, or the correction of any defects now existing or that may develop in the future.
Equipment components were assumed in good wonkj condition unless otherwise stated in this
report.

Itis assumed that there are no hidden or unapparent conditions for the property, subsoil, or structures,
which would render it more or less valuable. No responsibility is assumed for such conditions or for
engineering, which may be required to discover slu factors.

The investigation made it reasonable to assume, for report purposes, that no insulation or other
product banned by the Consumer Product Safety Commission has been introduced into the Subject
premises. Visual inspection by the market analyst did not indieathe presence of any hazardous
waste. It is suggested the client obtain a professional environmental hazard survey to further define
the condition of the Subject soil if they deem necessary.

Any distribution of total property value between land and improvements applies only under the existing
or specified program of property utilization. Separate valuations for land and buildings must not be
used inconjunction with any other study or appraisal and are invalid if so used.

Possession of the report, or a copy thereof, does not carry with it the right of publication, nor may it be
reproduced in whole or in part, in any manner, by any person, without the prior written consent of the
author particularly as to value conclusionghe identity of the author or the firm with which he or she

is connected. Neither all nor any part of the report, or copy thereof shall be disseminated to the general
public by the use of advertising, public relations, news, sales, or other media for pcibbmmunication
without the prior written consent and approval of the market analyst. Nor shall the market analyst,



18.

19.

20.

21.

22.

23.

24,

25.

26.

27.

28.

29.

30

firm, or professional organizations of which the market analyst is a member be identified without
written consent of the market analyst.

Disclosure of the contents of this report is governed by the Bylaws and Regulations of the professional
organization with which the market analyst is affiliated.

The author of this report is not required to give testimony or attendance in legal or other proceedings
relative to this report or to the Subject property Unless satisfactory additional arrangements are made
prior to the need for such services.

The opinionscontained in this report are those of the author and no responsibility is accepted by the
author for the results of actions taken by others based on information contained herein.

Opinions of value contained herein are estimates. There is no guarantee, written or implied, that the
Subject property will sell or lease for the indicated amounts.

All applicable zoning and use regulations and restrictions are assumed to have been complied with,
unless nonconformity has been stated, defined, and considered in the market study report.

It is assumed that all required licenses, permits, covenants or other legislative or administrative
authority from any local, state, or national governmental or private entity or organization have been or
can be obtained or renewed for any use on which tivalue estimate contained in this report is based.

On all studies, subject to satisfactory completion, repairs, or alterations, the report and conclusions
are contingent upon completion of the improvements in a workmanlike manner and in a reasonable
period of time.

All general codes, ordinances, regulations or statutes affecting the property have been and will be
enforced and the property is not Subject to flood plain or utility restrictions or moratoriums, except as
reported to the market analyst and contained in ik report.

The party for whom this report is prepared has reported to the market analyst there are no original
existing condition or development plans that would Subject this property to the regulations of the
Securities and Exchange Commission or similar agenciestbie state or local level.

Unless stated otherwise, no percolation tests have been performed on this property. In making the
market study, it has been assumed the property is capable of passing such tests so as to be
developable to its highest and best use.

No indepth inspection was made of existing plumbing (including well and septic), electrical, or heating
systems. The market analyst does not warrant the condition or adequacy of such systems.

No indepth inspection of existing insulation was made. It is specifically assumed no Urea
Formaldehyde Foam Insulation (UFFI), or any other product banned or discouraged by the Consumer
Product Safety Commission has been introduced into the property. Tharket analyst reserves the
right to review and/or modify this market study if said insulation exists on the Subject property.

Esti mates presented in this report are assignabl
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DATA SOURCES

Sources used in this study include data that is both written and oral, published and unpublished, and
proprietary and nonproprietary. Real estate developers, housing officials, local housing, and planning
authority employees, property managers and otheohsing industry participants were interviewed. In addition,
we conducted a survey of existing, comparable properties.

This report incorporates published data supplied by various agencies and organizations including:

U.S. Census Bureau

Virginia Housing Development Authority

Virginia Employment Commission

Virginia Workforce Connection

CoStar

ESRI Demographics 2023

Ribbon Demographics 2023

www.Bankrate.com

www.Zillow.com

US Department of Commerce, Bureau of Labor Statistics
Department of Housing and Urban Development (HUD)
Virginia Housing Market Study Requirements, 2023
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vanenic
Sticky Note
Completed set by vanenic

vanenic
Sticky Note
None set by vanenic
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Rejected set by smitlau
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PHOTOGRAPHS dBUBJECTPROPERTY ANDNEIGHBORHOOD

Subject exterior o ' Sulect exterior
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Subject exterior

Subject swimming pool
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Subject ffice \‘ ‘ Subject laundry room
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e o B N \

Subject Iaunry room

\ ’DEEIFE_

Subject formerlaundry room | Subject mailboxs
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Typical living spaéé - Typical dinin sace
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Typical closet ' Typical closet

Typical bathroom Typical hallway
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Typical balcony Typical balcony

Unit mechanical room View from the Subject east along Arlington
Boulevard Service Road

‘View from the Subject west along Arlington View from the Suject east along rIington
Boulevard Service Road Boulevard
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