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January 23, 2023 
 
Chase Powell 
Director of Development 
Green Street Housing, LLC 
212 E Main Street 
Salisbury, MD 21801 
 
Re: Application Market Study for Jersey Park Apartments 
 775 Wrenn Rd 
 Smithfield, Isle of Wight County, Virginia 23430 

 
Dear Chase Powell: 
 
At your request, Novogradac & Company LLP, doing business under the brand name Novogradac Consulting 
(Novogradac), has performed a study of the multifamily rental market in the Smithfield, Virginia area relative 
to the above-referenced Low-Income Housing Tax Credit (LIHTC)/Section 8 project. We are concurrently 
performing an application appraisal on the Subject property. We previously prepared an application market 
study and RCS of the Subject with effective dates of November 4, 2022, and November 11, 2022, respectively.  
 
The purpose of this market study is to assess the viability of the to-be-renovated 80-unit family-oriented 
LIHTC/Section 8 project, restricted to households earning 60 percent of the Area Median Income (AMI), or 
less. All of the Subject’s units will continue to operate with project-based subsidy, where tenants will continue 
to pay 30 percent of their income towards rent. The following report provides support for the findings of the 
study and outlines the sources of information and the methodologies used to arrive at these conclusions. 
 
The scope of this report meets the requirements of Virginia Housing, including the following: 
 
 Inspecting the site of the proposed Subject, and its general location. 
 Analyzing the appropriateness of the proposed unit mix, rent levels, unit and complex amenities, and site. 
 Estimating the market rents, absorption rates and stabilized occupancy levels for the market area. 
 Investigating the general economic health and conditions of the multifamily rental market. 
 Calculating income bands, given the proposed Subject rents. 
 Estimating the number of income-eligible households.  
 Reviewing relevant public records and contacting appropriate public agencies. 
 Analyzing the economic and social conditions in the market area, in relation to the proposed project. 
 Establishing the Subject’s Primary and Secondary Market Area(s), if applicable. 
 Surveying competing projects, both LIHTC and market-rate.  
 
The depth of discussion contained in the report is compliant with both the requirements of Virginia Housing 
Market Study Guidelines and the market study guidelines promulgated by the National Council of Housing 
Market Analysts (NCHMA). NCHMA is a professional organization chartered to promote the development of 
high-quality market analysis for the affordable housing industry. Novogradac is a charter member of this 
organization. NCHMA has compiled model content standards for market studies. This report, which 
Novogradac certifies as a NCHMA-compliant comprehensive market analysis full narrative report, conforms to 
those standards; any slight modifications or departures from those standards are considered incidental. The 
report and the conclusions are subject to the Assumptions and Limiting Conditions attached. This report 
contains, to the fullest extent possible and practical, explanations of the data, reasoning, and analyses that 



JERSEY PARK APARTMENTS 
JANUARY 2024 
PAGE 2 

 

 

were used to develop the opinions contained herein. The depth of discussion contained in the report is specific 
to the needs of the client.  
 
Green Street Housing, LLC is the client in this engagement and intended user of this report. Furthermore, 
Virginia Housing is an authorized user of this market study and Virginia Housing may rely on representations 
made herein. As our client, Green Street Housing, LLC owns this report and permission must be granted from 
them before another third party can use this document. We assume that by reading this report another third 
party has accepted the terms of the original engagement letter including scope of work and limitations of 
liability. We are prepared to modify this document to meet any specific needs of the potential uses under a 
separate agreement.  
 
The Stated Purpose of this assignment is for application. You agree not to use the Report other than for the 
Stated Purpose, and you agree to indemnify us for any claims, damages or losses that we may incur as the 
result of your use of the Report for other than the Stated Purpose. Without limiting the general applicability of 
this paragraph, under no circumstances may the Report be used in advertisements, solicitations and/or any 
form of securities offering. 
 
The authors of this report certify that we are not part of the development team, owner of the Subject property, 
general contractor, nor are we affiliated with any member of the development team engaged in the 
development of the Subject property or the development’s partners or intended partners.  
 
Pursuant to Virginia Housing Requirements, we certify: 
 

1. We have made a physical inspection of the site and market area. 
2. The appropriate information has been used in the comprehensive evaluation of the need and demand 

for the proposed rental units. 
3. To the best of our knowledge the market can support the demand shown in this study. We understand 

that any misrepresentation in this statement may result in the denial of participation in the Low Income 
Housing Tax Credit Program in Virginia as administered by Virginia Housing. 

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

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

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

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

 
Abby M. Cohen  
Partner 
Abby.Cohen@novoco.com 

 
 

Lauren Lex 
Manager 
Lauren.Lex@novoco.com 

 

 
Caroline McGimsey 
Analyst 
Caroline.McGimsey@novoco.com  

 

 
Greg Hardison 
Junior Analyst 
Greg.Hardison@novoco.com  
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EXECUTIVE SUMMARY 

Subject Site and Location: Jersey Park Apartments (Subject) is a to-be-renovated LIHTC/Section 
8 apartment property where the maximum tenant income is at the 60 
percent AMI level. All units have project-based subsidy where the 
tenant pays 30 percent of their income towards rent. The existing 20-
year Housing Assistance Payment (HAP) contract expires in April 
2034, subject to annual renewals. The Subject offers 16 one-
bedroom units and 64 two-bedroom units in 10, two-story residential 
buildings, one of which has an attached one-story community 
building. The Subject property was originally constructed in 1978 and 
last renovated in 2006. Renovations are scheduled to begin in August 
2024 with completion anticipated in October 2025. 
 
The Subject has an existing Land Use Regulatory Agreement (LURA) 
that is administered by the Virginia Housing Development Authority. 
This agreement, which expires in April 2036, specifies that tenant 
incomes cannot exceed 60 percent of the AMI. Post-renovation, the 
Subject will operate with a new LURA. 

Surrounding Land Uses: The Subject is located in a mixed-use neighborhood, less than one 
mile west of downtown Smithfield. Surrounding uses consist of single-
family homes, multifamily properties, and commercial uses that 
exhibit average condition overall. The Subject has no major 
weaknesses in regards with location. The Subject's location is 
designated as 'Car Dependent’ by Walk Score with a score of 31 (out 
of 100), indicating that the majority of services and amenities are 
best accomplished by car. 

Site Description: The overall Subject site is rectangular in shape and has frontage 
along the west side of Wrenn Road and the south side of West Main 
Street. The overall site for the existing 80-unit development is 6.59 
acres, or 287,166 square feet according to a survey prepared by 
Townes Site Engineering, dated May 15, 2019. The site exhibits level 
topography and is not located in a floodplain. Upon completion of 
renovations, the Subject will continue to consist of 10, two-story, 
garden-style residential buildings, one of which has an attached one-
story community building. There are currently 161 off-street surface 
parking spaces at the property. The number of parking spaces is not 
expected to change post-renovation.  

Scope of Construction: The Subject consists of 10, two-story, garden-style residential 
buildings, one of which has an attached one-story community 
building. The Subject currently exhibits average overall condition, and 
will exhibit good overall condition following completion of 
renovations. Renovations are anticipated to begin in August 2024 
and be complete in October 2025. 

Proposed Rents: The following table details the proposed rents for the Subject’s units. 
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The income table presented above illustrates the targeted rent levels 
for the Subject’s units. The Subject’s rents at the 60 percent of AMI 
levels are the proposed contract rents and set above the maximum 
allowable rents. There will be eight units with handicapped accessible 
features that are estimated to have a slightly higher rent. Post-
renovation, all of the Subject’s units will continue to operate with 
Section 8 rental subsidy, where tenants will pay 30 percent of their 
income towards rent. If the Subject were to lose its subsidy, the rents 
would need to be set at the achievable LIHTC rents.  

Target Household Income Levels: Based on the proposed unit mix and rent levels, the range of annual 
household income levels is depicted below. 
 

INCOME LIMITS - AS PROPOSED 
Unit Type Minimum Allowable Income Maximum Allowable Income 

- @60% (Section 8) 
1BR $0 $47,520 
2BR $0 $53,460 

 
INCOME LIMITS - ABSENT SUBSIDY 

Unit Type Minimum Allowable Income Maximum Allowable Income 
- @60% 

1BR $37,611 $47,520 
2BR $44,571 $53,460 

 

 
Economic Conditions 
Employment in the PMA is concentrated in manufacturing, healthcare/social assistance, and retail trade, 
which collectively comprise 40.4 percent of local employment. The large share of PMA employment in 
manufacturing and retail trade is notable as these industries are historically volatile, and prone to contraction 
during economic recessions. However, the PMA also has a significant share of employment in the 
healthcare/social assistance industry, which typically exhibits greater stability during recessionary periods. 
Since 2012, employment growth in the MSA lagged the nation in all but two years. Employment in the MSA 
declined by 5.7 percent in 2020 amid the COVID-19 pandemic, similar to the overall nation. The MSA 
subsequently recovered all COVID-19 pandemic-related job losses. As of October 2023, employment in the 
MSA is increasing at an annualized rate of 2.7 percent, compared to 1.6 percent growth across the nation. 
According to the latest labor statistics, dated October 2023, the current MSA unemployment rate is 3.3 
percent. This is slightly below the current national unemployment rate of 3.6 percent. 
  

Unit Type
Unit Size 

(SF)
Number of 

Units 
Contract Rent

Utility 
Allowance 

(1)

Gross
Rent

2023 LIHTC 
Maximum Allowable 

Gross Rent

2024 HUD 
Fair Market 

Rents
@60% (Section 8)

1BR / 1BA 688 14 $1,250 $72 $1,322 $1,113 $1,287
1BR / 1BA 688 2 $1,270 $72 $1,342 $1,113 $1,287
2BR / 1BA 780 58 $1,520 $100 $1,620 $1,336 $1,493
2BR / 1BA 780 6 $1,540 $100 $1,640 $1,336 $1,493

80
Notes (1) Source of Utility Allowance provided by the Developer.

PROPOSED RENTS
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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 Smithfield, Battery Park, and Carrollton. The PMA boundaries are: the James River to 
the north; the James River and U.S. Route 17 to the east; U.S. Route 258, Route 644, and 620 to the south; 
and Routes 680, 708, 626, and 678 to the west. The PMA encompasses 51 square miles. We believe that 
additional support will originate from areas outside of the established PMA. We estimate a leakage of 10 
percent. To provide a broader economic context for the Subject, we also include a Secondary Market Area 
(SMA). The secondary market area (SMA) for the Subject is the Virginia Beach-Norfolk-Newport News, VA-NC 
Metropolitan Statistical Area (MSA), which consists of Gloucester, Isle of Wight, James City, Mathews, 
Southampton and York Counties in Virginia; Camden, Currituck and Gates Counties in North Carolina; and the 
independent cities of Chesapeake, Franklin, Hampton, Newport News, Norfolk, Poquoson, Portsmouth, 
Suffolk, Virginia Beach and Williamsburg in Virginia. The MSA encompasses 3,023 square miles. We include 
economic indicators for the SMA regarding employment and unemployment trends. In addition, our 
demographic analysis utilizes the SMA as an additional area of comparison for population and household 
trends. 
 
Demographic Data 
Population in the PMA increased at an annualized rate of 1.4 percent between 2010 and 2023, compared to 
growth of 0.5 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 estimated to be 29 percent as of 2023. This is less 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 projections, population, 
household, and median income levels are all expected to rise through 2028. Overall, the combination of rising 
population and median household income bodes well for future demand for multifamily housing.  
 
Vacancy 
The following table summarizes overall weighted vacancy levels at the surveyed properties. 
 

OVERALL VACANCY 

Property Name Program Tenancy Total 
Units 

Vacant 
Units Vacancy % 

Autumn Ridge Apartments II* LIHTC Family 48 8 16.7% 
Bradford Mews LIHTC Family 120 9 7.5% 

King's Landing Apartments* LIHTC Family 120 0 0.0% 
October Station* LIHTC Family 48 2 4.2% 
Villas At October* LIHTC Family 39 0 0.0% 
Brewers Station Market Family 40 0 0.0% 

Eagle Harbor Apartments Market Family 384 13 3.4% 
Harbour Breeze Apartments* Market Family 328 1 0.3% 

Morris Creek Landing Apartments Market Family 88 1 1.1% 
The Nest On 17 Market Family 208 9 4.3% 

LIHTC Total - - 375 19 5.1% 
Market Total - - 1,048 24 2.3% 
Overall Total - - 1,423 43 3.0% 

*Located outside PMA 
 
The comparables reported vacancy rates ranging from zero to 16.7 percent, with an overall weighted average 
of 3.0 percent. Managers at two of the five LIHTC properties reported being fully occupied. The average 
vacancy rate reported by the affordable comparables was 5.1 percent, above the 2.3 percent average reported 
by the market rate properties. Additionally, four of the five comparables reported maintaining waiting lists. The 
contact at Autumn Ridge Apartments II reported that none of the vacant units are pre-leased and would not 
comment on this elevated rate. It should be noted that the vacancy rate at this property is skewed upwards 
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due to the small development size of 48 total units. Additionally, this property recently completed renovations 
in late 2023 and may be a reason for the vacancy. The contact at Bradford Mews stated that three of the nine 
units are pre-leased and noted that the elevated vacancy rate is atypical for the property. The contact reported 
that the elevated vacancy rate is due to several tenants recently departing the party for a variety of reasons. 
Additionally, the contact at October Station reported that both of the vacant units are pre-leased. It should be 
noted that the vacancy rate at this property is skewed upwards due to the small development size of 48 total 
units. All of the market rate properties reported vacancy rates of 4.3 percent or less.  
 
We were provided with a rent roll dated January 14, 2024, which indicated that the Subject is 72.5 percent 
occupied. The 22 vacant units are being held offline for the proposed renovations. Additionally, the Subject 
maintains a waiting list of 34 households for a one-bedroom unit and 14 households for a two-bedroom unit. 
Based on the performance of the LIHTC comparables, we expect the Subject will operate with a vacancy rate 
of approximately five percent or less. 
 
The following table details vacancy by bedroom type for the comparable properties surveyed: 
 

 
 
The Subject consists of one and two-bedroom units. The vacancy rates for all units type range from low to 
elevated. It should be noted that the contacts at two of the LIHTC comparables with vacant units reported that 
at least some of the vacant units at these properties are pre-leased. Additionally, four of the LIHTC 
comparables reported maintaining waiting lists. This supports that there is demand for additional rental 
housing in the market. The Subject does not negatively impact the existing properties in the market as it has 
an existing tenant base. 
 
Absorption Estimate 
The following table details the absorption paces of recently completed properties in the Hampton Roads 
region.  
 

 
 
We obtained absorption data from five properties in the region that were completed over the 2017 to 2021 
period. These properties reported absorption rates ranging from 12 to 26 units per month, with an overall 

Property Name Rent Structure Tenancy 1BR 2BR 3BR Overall
Autumn Ridge Apartments II* LIHTC Family - - - 16.7%

Bradford Mews LIHTC Family - - - 7.5%
King's Landing Apartments* LIHTC Family 0.0% 0.0% - 0.0%

October Station* LIHTC Family - 2.8% 8.3% 4.2%
Villas At October* LIHTC Family - 0.0% 0.0% 0.0%
Brewers Station Market Family - - - 0.0%

Eagle Harbor Apartments Market Family 1.9% 5.7% 0.0% 3.4%
Harbour Breeze Apartments* Market Family 0.0% 0.0% 6.3% 0.3%

Morris Creek Landing Apartments Market Family 0.0% 1.5% - 1.1%
The Nest On 17 Market Family 1.6% 0.0% 4.2% 4.3%

*Located outside of the PMA

VACANCY BY BEDROOM TYPE

ABSORPTION

Property Name Rent Tenancy Year Total Units
Absorption 

(units/month)
The Apartments At Kelton Station Market Family 2021 204 26

The Arbors At Towne Park LIHTC Senior 2019 130 12
St. Pauls Apartments LIHTC/Section 8/Market Family 2019 126 21

October Station LIHTC Family 2018 48 24
The Banks At Berkley LIHTC Family 2017 50 25
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average of 22 units per month. Overall, we expect the Subject will experience an absorption rate of 20 units 
per month. This equates to an absorption period of approximately four months. We note that the Subject is an 
existing property that will not require full reabsorption following renovation. Therefore, the estimate of 
absorption is somewhat moot. 
 
Summary of Competitive Market Conditions 
In general, we believe there is demand in the marketplace for the Subject as proposed. The Subject will be 
well-positioned in the market as a newly renovated property, and generally in slightly inferior to slightly superior 
condition to the majority of the comparable properties. The market exhibits strong demand for both affordable 
and market rate housing, with limited vacancy and strong absorption rates at most properties that have 
opened in the past several years. Further, the comparable LIHTC properties reported an overall average 
vacancy rate of 5.1 percent. Based on the performance of the comparable properties, we expect the Subject 
to operate with an annual vacancy loss of five percent, or less. Our estimated achievable market rents for the 
Subject are illustrated below. 
 

SUBJECT COMPARISON TO MARKET RENTS 

Unit Type Rent Level Square 
Feet 

Achievable 
 LIHTC Rent 

Surveyed 
 Min 

Surveyed 
 Max 

Surveyed 
 Average 

Achievable 
 Market Rent 

Subject 
 Rent 

Advantage 
1BR/1BA @60% (Section 8) 688 $1,025 $999 $1,753 $1,409 $1,200 15% 
2BR/1BA @60% (Section 8) 780 $1,200 $1,309 $1,955 $1,640 $1,350 11% 

 
Demand 
The demand analysis illustrates demand for the Subject based on capture rates of income-eligible renter 
households. When viewing total income-eligible renter households the calculation illustrates an overall capture 
rate of 7.7 percent, as proposed, and 34.6 percent, absent subsidy. 
 

DEMAND CONCLUSIONS 
Calculation As Proposed Absent Subsidy 

@60% (Section 8) 7.7% 34.6% 
Annual Demand 14.2% 63.8% 

Penetration Rate Methodology One 7.9% 71.4% 
Penetration Rate Methodology Two 28.5% 88.9% 

 
These capture rates are reasonable taking into account the other indications of demand such as low vacancy 
rates and waiting lists reported by the comparable properties. The Demand Analysis illustrates demand for 
the Subject based on captures rates of income-eligible renter households. The annual demand calculation 
indicates there are approximately 537 units and 119 units of demand in the first year of the Subject's 
operation for the Subject's as proposed and absent subsidy scenarios, respectively. The Subject will need to 
accommodate 76 units of demand in order to stabilize at five percent vacancy. The demand analysis 
illustrates adequate demand for the Subject’s units. Additionally, both penetration rates as proposed are low 
to moderate and indicative of demand for additional affordable housing supply such as the Subject. It should 
be noted that while the Subject’s absent subsidy scenario capture rates are elevated, this analysis is purely 
hypothetical as the Subject is an existing property and will have subsidy as proposed.  Therefore, we believe 
there is adequate demand for the Subject.  
 
The Virginia Housing net demand and capture rate table illustrates demand for the Subject based on capture 
rates of income-eligible renter households. The following table illustrates the conclusions from this table in 
the as proposed scenario. 
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Project Wide Capture Rate - LIHTC Units 15.0% 

Project Wide Capture Rate - Market Units N/A 

Project Wide Capture Rate - All Units 15.0% 

Project Wide Absorption Period (Months)  4 months  
 
The following table illustrates the conclusions from this table in the absent subsidy scenario. 
 

Project Wide Capture Rate - LIHTC Units 71.7% 

Project Wide Capture Rate - Market Units N/A 

Project Wide Capture Rate - All Units 71.7% 

Project Wide Absorption Period (Months)  4 months  
 
These capture rates are low to high. However, we believe there is sufficient demand for the Subject based on 
the high occupancy rates among the majority of the LIHTC comparables, as well as the prevalence of waiting 
lists at four of LIHTC comparables. It is noted that the absent subsidy scenario is hypothetical as the Subject 
will continue to have project-based subsidy.  
 
Strengths 

 The Subject will be in good condition upon completion of the renovation. 
 Four of the five LIHTC comparable properties reported maintaining waiting lists. 
 Three of the comparable LIHTC properties reported achieving maximum allowable rents. Based on high 

occupancy rates and the presence of waiting lists, we believe the remaining two properties are not 
testing the market. 

 
Weaknesses 

 The Subject’s unit sizes are small relative to the average unit sizes in the market. Nonetheless, the 
unit sizes have been well-accepted in the past. 

 The amenity package offered at the Subject is slightly inferior to those offered at the majority of 
comparable properties, although the Subject has performed well in the past. 

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



 

 

B. INTRODUCTION AND 
SCOPE OF WORK
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INTRODUCTION AND SCOPE OF WORK 

Report Description: Novogradac has performed a comprehensive market study of the 
multifamily rental market in the Smithfield, Virginia area relative to 
Jersey Park Apartments, an existing family-oriented LIHTC/Section 8 
development where tenants pay 30 percent of their income towards 
rent. The Subject consists of 16 one-bedroom units and 64 two-bedroom 
units contained in ten two-story residential buildings, one of which has 
an attached one-story community building. The Subject was originally 
constructed in 1978 and last renovated in 2006. Renovations are 
scheduled to begin in August 2024 with completion anticipated in 
October 2025. Upon renovation, the Subject will be in good condition. 

Developer/Client Information: Green Street Housing, LLC. 

Intended Use and Users of the 
Report: 

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

Type of Report: Comprehensive Market Analysis Full Narrative Report 

Scope of the Report:  Analyzing the appropriateness of the proposed unit mix, rent levels, 
unit and complex amenities, and site. 

 In-person inspection of the Subject site and its general location. 
 Estimating the market rents, absorption rates and stabilized 

occupancy levels for the market area. 
 Investigating the general economic health and conditions of the 

multifamily rental market. 
 Estimating the number of income-eligible households and 

performing an analysis of relevant demographic demand for the 
Subject. 

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

 Reviewing relevant public records and contacting public agencies. 
 Analysis of the economic and social conditions in the market area, 

in relation to the project. 
 Establishing the Subject’s Primary Market Area, if applicable. 
 Surveying competing projects, both LIHTC and market-rate. 

Effective Date: The Subject site was inspected on January 5, 2024, which shall serve as 
the effective date of this report. 

Primary Contacts for the Report: Abby Cohen – Abby.Cohen@novoco.com 
Lauren Lex – Lauren.Lex@novoco.com 
Caroline McGimsey – Caroline.McGimsey@novoco.com 
Greg Hardison -- Greg.Hardison@novoco.com 
 

 



 

 

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

Subject Property Description: The Subject, Jersey Park Apartments, is a family-oriented 
LIHTC/Section 8 development restricted to households 
earning 60 percent of the AMI, or less. All of its units operate 
with project-based subsidy, where tenants pay 30 percent of 
their income towards rent. The Subject was originally 
constructed in 1978 and last renovated in 2006. 
Renovations are scheduled to begin in August 2024 with 
completion anticipated in October 2025. The hard 
construction costs (including builder’s profit/overhead and 
contingency) are estimated at $9,240,000, or $115,500 per 
unit.  According to a rent roll dated January 14, 2024, the 
Subject is currently 72.5 percent occupied, and the Subject 
operates with a waiting list of 34 households for one-
bedroom units and 14 households for two-bedroom units. 
The 22 vacant units are being held offline for the proposed 
renovations. The Subject consists of 16 one-bedroom units 
and 64 two-bedroom units.  

Construction Type: The Subject’s units are contained within 10, two-story, 
garden-style residential buildings, one of which has an 
attached one-story community building.  

Target Population and Occupancy Type: The renovated Subject will target one to five person 
households earning 60 percent of the AMI or below. Based 
on the unit mix and proposed rent levels, the qualifying 
annual incomes for the Subject’s proposed units will range 
from $0 to $64,200 as proposed and $37,611 to $64,200 
absent subsidy.  
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Proposed Rents: The following table details the proposed rents for the 
Subject’s units. 

 

The Subject is a proposed family LIHTC/Section 8 property 
that offers a total of 80 units, all of which are revenue-
generating. Additionally, all of the Subject's units benefit 
from project-based Section 8 rental assistance, where 
tenants pay 30 percent of their income towards rent. There 
will be eight units with handicapped accessible features that 
are estimated to have a slightly higher rent. Following 
renovations all of the units will continue to operate with 
subsidy. Should the Subject lose its subsidy, the rents for 
these units would need to be lowered to be in compliance 
with LIHTC guidelines.  

Assisted Housing Program: All of the Subject’s units will continue to operate with project-
based subsidy, where tenants will pay 30 percent of their 
income towards rent. 

Construction Date: The renovated Subject is anticipated to begin renovations in 
August 2024 and be completed in October 2025. 

 

Target Household Income Levels: Based on the proposed restrictions, the range of annual 
household income levels is depicted below. 

INCOME LIMITS - AS PROPOSED 
Unit Type Minimum Allowable Income Maximum Allowable Income 

- @60% (Section 8) 
1BR $0 $47,520 
2BR $0 $53,460 

 
INCOME LIMITS - ABSENT SUBSIDY 

Unit Type Minimum Allowable Income Maximum Allowable Income 
- @60% 

1BR $37,611 $47,520 
2BR $44,571 $53,460 

 

Unit Type
Unit Size 

(SF)
Number of 

Units 
Contract Rent

Utility 
Allowance 

(1)

Gross
Rent

2023 LIHTC 
Maximum Allowable 

Gross Rent

2024 HUD 
Fair Market 

Rents
@60% (Section 8)

1BR / 1BA 688 14 $1,250 $72 $1,322 $1,113 $1,287
1BR / 1BA 688 2 $1,270 $72 $1,342 $1,113 $1,287
2BR / 1BA 780 58 $1,520 $100 $1,620 $1,336 $1,493
2BR / 1BA 780 6 $1,540 $100 $1,640 $1,336 $1,493

80
Notes (1) Source of Utility Allowance provided by the Developer.

PROPOSED RENTS
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Utility Structure: Tenants at the Subject will continue to be responsible for 
electric heat, hot water, cooking, central air conditioning, and 
general electricity expenses. Cold water, sewer, and trash 
removal/recycling expenses will continue to paid by the 
landlord. The comparable properties’ utility structures are 
illustrated in the respective property summaries and are 
adjusted appropriately to account for differences relative to 
the Subject’s utility structure, based on the two-exposed wall 
utility allowances provided by Virginia Housing, effective July 
1, 2023.   

HOUSING AUTHORITY UTILITY ALLOWANCE 
Utility and Source Paid By 1BR 2BR 

Heating - electric Tenant $36 $46 
Cooking - electric Tenant $5 $6 
Electric Tenant $20 $25 
Air Conditioning - central Tenant $11 $14 
Hot Water - electric Tenant $18 $23 
Cold Water Landlord $25 $32 
Sewer Landlord $29 $38 
Trash Landlord $15 $15 
TOTAL - Paid by Landlord - $69 $85 
TOTAL - Paid by Tenant - $90 $114 
TOTAL - Paid By Tenant Provided by Developer $72 $100 
% Delta (Developer / Housing Authority) 80% 88% 
Source: Virginia Housing, July 2023 -  

 

 The developer utility allowance estimates are below to 
slightly below those of Virginia Housing. The Virginia 
Housing estimates are used to adjust the comparable 
properties with differing utility structures to the Subject’s 
utility structure for an “apples-to-apples” comparison.  
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Unit Mix: The following table illustrates the Subject’s proposed detailed 
unit mix and unit sizes, as provided by the developer: 

  

Net Leasable Area: Approximately 60,928 square feet, as illustrated above. 

Unit Amenities: The Subject unit amenities consist of blinds, carpeting, ceiling 
fans, central air conditioning, carpeting, vinyl plank flooring, 
coat closets, exterior storage, garbage disposals, hand rails, 
dishwashers, ovens, and refrigerators. No in-unit amenities are 
proposed to be added as part of the renovation. 

Common Area Amenities: The Subject common area amenities consist of a basketball 
court, central laundry, a community room, on-site 
management, a picnic area, a playground, and video 
surveillance. During renovations, Wi-Fi in the common areas 
will be added. 

Parking: The Subject offers 161 off-street parking spaces, which 
equates to approximately 2.0 spaces per unit. There is no fee 
for parking. We expect the number of parking spaces will 
continue to be adequate. 

Number of Stories and Buildings: There are 10 two-story residential buildings, one of which has 
an attached one-story community building. The Subject 
currently exhibits average overall condition, and will exhibit 
good overall condition following completion of renovations. 

 The Subject currently operates as a LIHTC/Section 8 
development. The following table details the current unit mix, 
sizes, and rents. 

 

Rent Roll Analysis: We were provided with a rent roll dated January 14, 2024, 
which indicated that the Subject is 72.5 percent occupied. The 
22 vacant units are being held offline for the proposed 

Unit Type
Number of 

Units
Unit Size 

(SF)
Net Leasable 

Area
1BR / 1BA 16 688 11,008
2BR / 1BA 64 780 49,920

TOTAL 80 60,928

UNIT MIX AND SQUARE FOOTAGE

Unit Type Unit Size (SF) Number of Units Contract Rent
Utility 

Allowance 
(1)

Gross
Rent

2023 LIHTC 
Maximum Allowable 

Gross Rent

2024 HUD 
Fair Market 

Rents
@60% (Section 8)

1BR / 1BA 688 16 $829 $72 $901 $1,113 $1,287

2BR / 1BA 780 64 $895 $100 $995 $1,336 $1,493

80
Notes (1) Source of Utility Allowance provided by the Developer.

CURRENT RENTS
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renovations. Additionally, the Subject maintains a waiting list of 
34 households for a one-bedroom unit and 14 households for 
a two-bedroom unit.  

Change in Rents: All of the Subject’s units will continue to benefit from project-
based subsidy following renovations. The Subject’s contract 
rents following renovations will increase. However, tenants will 
continue to pay 30 percent of their income towards rent. The 
following table illustrates the change in rents at the Subject 
following renovations. 

 

  

Unit Type
Current Contract 

Rent
Proposed Contract 

Rent
% Change

@60% (Section 8)

1BR / 1BA $829 $1,250 51%

1BR / 1BA $829 $1,270 53%

2BR / 1BA $895 $1,520 70%

2BR / 1BA $895 $1,540 72%

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

SUBJECT CHANGE IN RENTS
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Scope of Renovations:  The Subject is proposed for renovations with LIHTC equity. The 
developer provided a scope of work for the renovations, which 
are estimated at $9,240,000 in total hard costs (including 
builder’s profit/overhead and contingency), or $115,500 per 
unit. The renovation scope includes, but may not be limited to 
the following:  
 

Exterior 
Replace all windows and exterior doors Replace roofs 

Replace existing playground Replace existing dumpster fence 
Provide new landscaping and mulch Stripe parking spaces 

Replace existing project signage 
Construct covered building entrance areas 

Interior 
Replace ceiling fans Install new blinds at all windows  

Replace all interior doors and locks Paint interior of units 
Patch drywall throughout units Install dehumidifiers in all units 
Install new heat pump system Replace carpet 

Install new vanity, bathroom accessories, and new mirror 
Install new lighting fixtures in common areas 

Install smoke/carbon monoxide detectors in halls and top of stairs 
Replace dishwasher, refrigerator, and oven/range 
Replace kitchen cabinets, countertops, and sinks 

Install vinyl plank flooring in entry, dining, and living areas 
Replace switches, receptacles, and places in all interior spaces 

Common Area 
Renovate existing community building 

Provide Wi-Fi access in the community center 

Americans with  
Disabilities Act of 1990: 

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

Quality of Construction Condition 
and Deferred Maintenance: 

As it will be newly renovated, the Subject will not suffer from 
deferred maintenance. We assume the Subject will be 
completed in a timely manner with quality materials. 

Functional Utility: We inspected the Subject’s units and determined them to be 
reasonable and market-oriented. 

Architectural Plans: We were provided with preliminary architectural plans for the 
Subject’s development. We reviewed the Subject’s 
architectural plans and determined them to be market 
oriented. 

Conclusion: The Subject is physically capable of supporting a variety of 
legally permissible uses and is considered a desirable site. 
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D. LOCATION
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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 will discuss the physical features of the 
site, as well as layout, access issues, and traffic flow.  
 

 
 Source: Google Earth, December 2023. 

Subject Site Location: The Subject is located at 775 Wrenn Road in Smithfield, VA 
23430. 

Size: The Subject site is 6.59 acres or 287,166 square feet. 

Shape: The Subject site is rectangular in shape. 

Frontage: The Subject site has frontage along Wrenn Road and West 
Main Street. Wrenn Road is an interior street that serves the 
Subject site. 

Topography: The Subject site exhibits generally level topography.  

Utilities: All utilities are available to the site.  

SUBJECT SITE 
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Visibility/Views: The Subject site has excellent visibility from Wrenn Road and 
good visibility from West Main Street. The views to the north 
of the Subject, across West Main Street, are single-family 
homes in average condition. To the east across Wrenn Road 
is Wood’s Edge Apartments, a LIHTC/USDA property that has 
been excluded in our study due to its subsidized nature. 
Views to the south consist of vacant land and scattered 
single-family homes in good condition. Finally, views to the 
west include Heark’s Mobile Home Court, a community of 
manufactured homes in average condition.   

Surrounding Land Uses: The Subject site is located west of downtown Smithfield off 
of West Main Street. Land uses to the north of the Subject, 
across West Main Street, consists of single-family homes in 
average condition and Westside Elementary School. East of 
the Subject is Wood’s Edge Apartments, a LIHTC property that 
has been excluded as a comparable as it is a LIHTC/USDA 
Rural Development property, which has a subsidized rent 
structure. There are also parcels of vacant land, retail uses, 
a house of worship, and single-family homes in fair to average 
condition. Land uses to the south of the Subject consists of 
vacant land and scattered single-family homes in good 
condition. Farther south are larger tracts of agricultural land. 
Land uses to the west of the Subject consist of a 
manufactured home community in average condition, known 
as Heark’s Mobile Home Court. Farther west along West Main 
Street are commercial and retail uses, a sports complex, and 
vacant land. Commercial areas in the Subject’s larger 
neighborhood are approximately 90 percent occupied.  
 

 
Residential uses to the north of Subject 

 
Residential uses to the north of Subject 
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Woods Edge Apartments (excluded) east of the Subject 

 
Dollar General east of the Subject 

 
Wooded land south of the Subject 

 
Wooded land south of the Subject 

 
Manufactured homes west of the Subject 

 
Manufactured homes west of the Subject 
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Access and Traffic Flow: The Subject is accessible from Wrenn Road, which is an 
interior street. Adjacent to and north of the Subject, Wrenn 
Road intersects with West Main Street. West Main Street is a 
two-lane road that provides access into downtown Smithfield 
to the east as well as U.S. Route 258. U.S. Route 258 is a 
moderately trafficked two lane arterial that provides access 
into Carrollton to the south. U.S. Route 258 intersects with 
U.S. Route 17 approximately 6.4 miles southeast of the 
Subject. U.S. Route 17 provides access into Newport News 
and access to Interstate 64. Interstate 64 is a six-lane 
highway that provides access north to Richmond and south 
to Norfolk. 

 

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

Soil and Subsoil 
Conditions: 

Novogradac did not perform any soil or subsoil tests upon 
inspection of the site, as this is beyond the scope of this 
report. We are not experts in this field, and assume the soil 
is adequate for development. 

Environmental Assessment: We were provided a Phase I Environmental Site Assessment, 
for the Subject property prepared by ECS Mid-Atlantic, LLC, 
dated November 8, 2022. According to the report, no 
evidence of recognized environmental conditions (REC’s) 
was identified in connection with the Subject property. 
However, several Business Environmental Risk (BER’s) were 
identified, including a history of two sewer overflows, and 
discarded debris. During our site inspection, we walked the 
Subject’s grounds and did not observe any obvious indicators 
of environmental contamination. Nonetheless, Novogradac is 
not an expert in this field and further analysis is beyond the 
scope of this report. 

Detrimental Influences: No detrimental influences were noted. 
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Flood Zone: According to Flood Insights and Flood Insurance Rate Map Community 
Panel Number 51093C0135E, dated December 2, 2015, the Subject site 
is located in Zone X, which is defined as an area of minimal flood hazard. 
Novogradac does not offer expertise in this field and cannot opine on this 
issue. Further analysis by is beyond the scope of the report. 

 
Source: FEMA Flood Map Service Center, December 2023 

Locational Amenities: The following table and map illustrate the Subject’s proximity 
to necessary services. Map numbers correspond with the 
Locational Amenities Map, presented below.  
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Source: Google Earth, December 2023 

  

 
 

Map # Service or Amenity Distance from Subject (Crow)
1 Dollar General 0.1 miles
2 Westside Elementary School 0.2 miles
3 Smithfield Park & Ride 0.3 miles
4 Riverview Park 0.7 miles
5 Blackwater Regional Library 0.7 miles
6 Smithfield Volunteer Fire Departments Station 51 0.8 miles
7 United States Postal Service 0.8 miles
8 The Bank of Southside Virginia 0.9 miles
9 Smithfield Police Department 1.9 miles

10 Food Lion 2.5 miles
11 Rite Aid Pharmacy 2.6 miles
12 Smithfield Middle School 3.3 miles
13 Smithfield High School 3.4 miles
14 HII Family Health Center 11.5 miles

LOCATIONAL AMENITIES
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Public Transportation: There is no local public transportation in the city of Smithfield. 
However, there is a free park and ride available for commuters 
that is operated by the Virginia Department of Transportation 
(VDOT). Bus Route 64 serves this parking area, which links the 
Smithfield meat packing plant to the Newport News Transit 
Center, across the James River. There are two morning runs and 
two afternoon runs along this route. 

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

2023 CRIME INDICES 
- PMA MSA 

Total Crime* 58 134 
Personal Crime* 42 114 

Murder 78 171 
Rape 50 116 

Robbery 27 157 
Assault 48 92 

Property Crime* 60 137 
Burglary 47 105 
Larceny 67 152 

Motor Vehicle Theft 41 101 
Source: Esri Demographics 2023, Novogradac, [MISSING DATE] 
*Unweighted aggregations 

 

 Total crime indices in the PMA are well below the national 
average and well below the MSA. The Subject's security features 
include video surveillance, which will not change post-
renovation. A majority of the comparables offer no security 
features. The Subject’s security features appear to be market-
oriented. 
 

Conclusion: The Subject is located in Smithfield, Virginia approximately 13.4 
miles west of Interstate 64. The immediate neighborhood 
consists of multifamily developments, single-family homes, and 
commercia/retail uses. Residential uses in the Subject’s 
neighborhood are generally in average to good condition. A 
number of retail properties west and east of the Subject along 
West Main Street, including a Dollar General, a 7-Eleven, 
restaurants, and other local businesses. Commercial areas in 
the Subject’s neighborhood are approximately 90 percent 
occupied. The Subject site is designated as “Car-Dependent” by 
WalkScore with a score of 31, indicating that most errands 
require a car. The surrounding housing stock in the Subject’s 
neighborhood consisting of single-family homes, were mostly 
constructed prior to 1999 and are in average to good condition. 
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According to Zillow, the current median home value in the 
Subject’s zip code is approximately $360,788.  
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Subject Property & Neighborhood Photos 
 

Subject exterior 
 

Subject exterior 

 
Subject exterior and parking lot 

 
Subject exterior and signage 

 
Subject exterior 

 
Subject exterior 
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Subject exterior 

 
Subject exterior 

 
Subject exterior and parking lot 

 
Subject exterior 

 
Subject exterior and playground 

 
Subject exterior 
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View east on W Main Street 

 
View west on W Main Street 

 
Subject two-bedroom kitchen 

 
Subject two-bedroom living room 

 
Subject two-bedroom bathroom 

 
Subject two-bedroom bedroom 
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Subject two-bedroom bedroom 

 
Subject two-bedroom bedroom 

 
Subject two-bedroom bedroom 

 
Subject two-bedroom bedroom 

 
Subject one-bedroom living room 

 
Subject one-bedroom kitchen 
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Subject one-bedroom bathroom 

 
Subject one-bedroom bedroom 

 
House of worship 

 
Commercial uses east of the Subject 

 
Commercial uses east of the Subject 

 
7-Eleven east of the Subject 



 

 

E. MARKET AREA 
DEFINITION
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MARKET AREA 
For the purpose of this study, it is necessary to define the competitive Primary Market Area (PMA), or the area 
from which potential tenants for the project are likely to be drawn. In some areas, residents are very much 
“neighborhood oriented” and are generally very reluctant to move from the area where they have grown up. In 
other areas, residents are much more mobile and will relocate to a completely new area, especially if there is 
an attraction such as affordable housing at below market rents. 
 
We determined the Primary Market Area (PMA) based on our conversations with local market participants 
including property managers, as well as our physical inspection of the market. The PMA is generally defined 
as the communities of Smithfield, Battery Park, and Carrollton. The PMA boundaries are: the James River to 
the north; the James River and U.S. Route 17 to the east; U.S. Route 258, Route 644, and 620 to the south; 
and Routes 680, 708, 626, and 678 to the west. The PMA encompasses 51 square miles. We believe that 
additional support will originate from areas outside of the established PMA. We estimate a leakage of 10 
percent. To provide a broader economic context for the Subject, we also include a Secondary Market Area 
(SMA). The secondary market area (SMA) for the Subject is the Virginia Beach-Norfolk-Newport News, VA-NC 
Metropolitan Statistical Area (MSA), which consists of Gloucester, Isle of Wight, James City, Mathews, 
Southampton and York Counties in Virginia; Camden, Currituck and Gates Counties in North Carolina; and the 
independent cities of Chesapeake, Franklin, Hampton, Newport News, Norfolk, Poquoson, Portsmouth, 
Suffolk, Virginia Beach and Williamsburg in Virginia. The MSA encompasses 3,023 square miles. We include 
economic indicators for the SMA regarding employment and unemployment trends. In addition, our 
demographic analysis utilizes the SMA as an additional area of comparison for population and household 
trends. 
 
The PMA boundaries and overall market health assessment are based upon analyses of demographic and 
socioeconomic characteristics, target tenant population, political jurisdictional boundaries, natural 
boundaries, experience of nearby comparable developments, accessibility to mass transit or key 
transportation corridors and commute patterns, and market perceptions. No physical boundaries were 
identified that would inhibit anyone from relocating to the Subject. The market area boundaries identified are 
a reasonable approximation regarding the potential renter market for the Subject. Overall, we anticipate that 
the majority of the Subject’s tenants will come from within the boundaries of the PMA. The following map 
outlines the PMA. 
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Primary Market Area Map 

 
Source: Google Earth, December 2023. 

 
 

3.0 miles 
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Metropolitan Statistical Area (MSA) Map 

 
Source: Google Earth, December 2023. 



 

 

F. EMPLOYMENT AND 
ECONOMY 
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ECONOMIC ANALYSIS 
Employment by Industry 
The following table illustrates employment by industry for the PMA and nation as of 2023. 
 

2023 - EMPLOYMENT BY INDUSTRY 
- PMA USA 

Industry Number 
 Employed 

Percent 
 Employed 

Number 
 Employed 

Percent 
 Employed 

Manufacturing 1,716 17.9% 16,269,811 10.0% 
Healthcare/Social Assistance 1,179 12.3% 22,115,876 13.6% 

Retail Trade 990 10.3% 16,983,329 10.4% 
Prof/Scientific/Tech Services 871 9.1% 13,955,403 8.6% 

Educational Services 717 7.5% 14,946,247 9.2% 
Finance/Insurance 687 7.1% 8,135,144 5.0% 

Public Administration 655 6.8% 7,857,180 4.8% 
Construction 458 4.8% 11,436,301 7.0% 

Transportation/Warehousing 404 4.2% 9,030,239 5.5% 
Other Services 403 4.2% 7,645,568 4.7% 

Admin/Support/Waste Mgmt Srvcs 401 4.2% 7,195,078 4.4% 
Accommodation/Food Services 299 3.1% 10,883,169 6.7% 

Information 191 2.0% 3,143,826 1.9% 
Utilities 173 1.8% 1,335,595 0.8% 

Arts/Entertainment/Recreation 163 1.7% 3,578,110 2.2% 
Real Estate/Rental/Leasing 110 1.1% 2,901,274 1.8% 

Wholesale Trade 101 1.1% 3,029,965 1.9% 
Agric/Forestry/Fishing/Hunting 92 1.0% 1,800,335 1.1% 

Mgmt of Companies/Enterprises 1 0.0% 216,588 0.1% 
Mining 0 0.0% 572,355 0.4% 

Total Employment 9,611 100.0% 163,031,393 100.0% 
Source: Esri Demographics 2023, Novogradac, [MISSING DATE] 
 
Employment in the PMA is concentrated in manufacturing, healthcare/social assistance, and retail trade, 
which collectively comprise 40.5 percent of local employment. The large share of PMA employment in the 
manufacturing and retail trade is notable as both industries are historically volatile, and prone to contraction 
during economic downturns. However, the PMA also has a significant share of employment in the 
healthcare/social assistance industry, which typically exhibits greater stability during economic recessions. 
Relative to the nation, the PMA features comparatively greater employment in the manufacturing, 
finance/insurance, and public administration industries. Conversely, the PMA is underrepresented in the 
accommodation/food services, construction, and educational services sectors. 
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Growth by Industry 
The following table illustrates the change in total employment by sector in the PMA from 2010 to 2023. 
 

2010-2023 CHANGE IN EMPLOYMENT - PMA 
- 2010 2023 2010-2023 

Industry Number 
Employed 

Percent 
Employed 

Number 
Employed 

Percent 
Employed Growth Annualized 

Percent 
Manufacturing 1,133 13.1% 1,716 17.9% 583 4.0% 

Healthcare/Social Assistance 1,114 12.9% 1,179 12.3% 65 0.4% 
Retail Trade 938 10.8% 990 10.3% 52 0.4% 

Prof/Scientific/Tech Services 518 6.0% 871 9.1% 353 5.2% 
Educational Services 857 9.9% 717 7.5% -140 -1.3% 
Finance/Insurance 277 3.2% 687 7.1% 410 11.4% 

Public Administration 514 5.9% 655 6.8% 141 2.1% 
Construction 778 9.0% 458 4.8% -320 -3.2% 

Transportation/Warehousing 250 2.9% 404 4.2% 154 4.7% 
Other Services 378 4.4% 403 4.2% 25 0.5% 

Admin/Support/Waste Mgmt Srvcs 241 2.8% 401 4.2% 160 5.1% 
Accommodation/Food Services 681 7.9% 299 3.1% -382 -4.3% 

Information 112 1.3% 191 2.0% 79 5.4% 
Utilities 99 1.1% 173 1.8% 74 5.7% 

Arts/Entertainment/Recreation 100 1.2% 163 1.7% 63 4.8% 
Real Estate/Rental/Leasing 168 1.9% 110 1.1% -58 -2.7% 

Wholesale Trade 230 2.7% 101 1.1% -129 -4.3% 
Agric/Forestry/Fishing/Hunting 266 3.1% 92 1.0% -174 -5.0% 

Mgmt of Companies/Enterprises 15 0.2% 1 0.0% -14 -7.2% 
Mining 0 0.0% 0 0.0% 0 0.0% 

Total Employment 8,669 100.0% 9,611 100.0% 942 0.8% 
Source: Esri Demographics 2023, Novogradac, [MISSING DATE] 
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Total employment in the PMA increased an annualized rate of 0.8 percent between 2010 and 2023. The 
industries that nominally expanded most substantially during this period include manufacturing, 
finance/insurance, and professional/scientific/technological services. Conversely during this same period, 
the accommodation/food services, construction, and agriculture/forestry/fishing/hunting sectors 
experienced the greatest contractions in employment.   
 
Manufacturing 
In the years preceding the COVID-19 pandemic, manufacturing in the U.S. grew at a faster rate than the overall 
economy, a rarity with respect to recent declines in national manufacturing. Over the past fifty years 
employment within the U.S. manufacturing sector has struggled with the onset of globalization and increased 
foreign manufacturing. Prior to the rapid expansion and refinement of technological capabilities in the late 
1990s and the accelerated pace of globalization that accompanied it, foreign countries enjoyed a comparative 
advantage in manufacturing by leveraging their low labor costs. However, as global markets have become 
more integrated over time, the foreign labor cost advantage has minimized significantly. Furthermore, the U.S. 
enjoys relatively low costs of capital, raw materials, and transportation.   
 
Manufacturing employment peaked in 1979 with approximately 20,000,000 persons employed in the sector. 
This compares to approximately 13,000,000 in 2022. This decrease stretches over fifty years and is the 
product of globalization. Competition from more inexpensive labor and infrastructure gains in many foreign 
countries yielded greater competition for those employed in manufacturing. This disadvantage was somewhat 
pronounced in the period from 1980 to 2000. Foreign countries enjoyed a comparative advantage in 
manufacturing by leveraging their low labor costs. The pace of job losses accelerated in the early 2000s and 
then again during the recession of 2010. However, as global markets became more integrated over time, the 
foreign labor cost advantage has minimized significantly. Furthermore, the U.S. enjoys relatively low costs of 
capital, raw materials, and transportation. Interestingly, after the 2010 recession manufacturing employment 
began a period of moderate growth until the COVID-19 pandemic recession.  
 
Employment is the focus of our analysis as it is a key input into housing demand. Growth in economic output 
and employment levels have not been equivalent as technological and productivity gains allowed 
manufacturers to increase per employee output. According to a November 18, 2016, article published by the 
MIT Technology Review, automation in the manufacturing sector has curtailed employment growth, leading to 
a disconnect between economic output and employment growth. Although recent employment growth in the 
U.S. manufacturing sector bodes well for the MSA, the manufacturing sector is still not quite as strong as in 
the past. With manufacturing accounting for 10.8 percent of the U.S. economy in 2020 and as a major source 
of employment for the MSA, manufacturing employment should continue to be monitored closely. 
 
The following graphs details total employment trends in both manufacturing and all industries (non-farm) in 
the nation since 2005. 
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Source: Federal Reserve Bank of St. Louis, 3/2023. 
Note: Shaded area indicates U.S. recessions. 
 

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

 

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

 
Total employment in the manufacturing sector, as well as the overall non-farm industry sector, declined from 
2007 to 2009. Due to the previous national recession, all non-farm industries in the nation, including 
manufacturing, experienced significant loss. From the end of the recession and before the onset of the COVID-
19 pandemic, total employment in non-farm industries steadily increased, though the manufacturing sector 
experienced a slower recovery than other non-farm industries. At the onset of the COVID-19 pandemic, 
employment in all industries, except farming, declined sharply. Employment sharply increased after the initial 
decline and is continuing to increase. Employment for all industries except farming has increased above 2012-
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2019 levels, but employment increases in manufacturing has increased at a slower rate and is marginally 
above 2019 levels. 
 
The following graphs illustrate U.S. manufacturing gross output compared to that across all industries since 
2005. 
 

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

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

 
As illustrated by the previous graphs, manufacturing constitutes approximately 15 percent of the gross output 
of all private industries as of 2020. Manufacturing output surpassed pre-recessionary output levels in 2011, 
three years following the national recession. However, manufacturing output decreased for both 2015 and 
2016, increased in 2017 and 2018, but then decreased in 2019 immediately preceding the pandemic. All 
industries and manufacturing output have reached a new peak in 2021 and 2022 during the pandemic 
recovery. A 2023 Deloitte manufacturing outlook report indicates “US manufacturing has demonstrated 
continued strength in 2022, building on the momentum it gained emerging from the pandemic, and surpassing 
expectations from the prior two years. Policy initiatives such as the Creating Helpful Incentives to Produce 
Semiconductors for America Act (CHIPS Act) and Inflation Reduction Act (IRA) have the potential to help sustain 
recovery in the manufacturing industry.” This report anticipates a 2.5 percent growth in GDP in the 
manufacturing industry. 
 
While the rebound in manufacturing output following the short recession resulting from the onset of the COVID-
19 pandemic is noteworthy, this has not necessarily turned into significant job creation for the national 
economy. Job creation in the manufacturing sector continues to lag the overall economy. A 2021 article from 
Deloitte highlights some of the long-term challenges the manufacturing sector is facing. These challenges 
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include a shortage of skilled employees, supply chain instability, and cybersecurity threats. Overall, we believe 
it is reasonable to assume that Isle of Wight County, similar to the rest of the nation, will continue to be 
negatively impacted by automation and other challenges in the manufacturing sector, leading to a continued 
decline in manufacturing employment.  
 
Major Employers 
The following table details major employers in Isle of Wight County.  
 

 
 

Isle of Wight County’s major employers are concentrated within the manufacturing, retail trade, public 
administration, and education sectors. We believe the diverse mix of industries bodes well for the local area 
economy.  
 
Employment Expansions 
We attempted to contact the Isle of Wight Department of Economic Development to inquire about recent 
business expansions or contractions in the region; however, as of the date of this report, our calls have gone 
unanswered. We have conducted our own research into notable business expansions, which are detailed in 
the following.  
 

 In July 2023, Riverside Health broke ground on the Riverside Smithfield Hospital, a new multi-million-
dollar acute care facility. The construction of the hospital is expected to take two years, and Riverside 
Health announced that they expect to hire approximately 150 clinical and non-clinical positions at the 
facility in mid-to-late 2024 to prepare for the beginning of operations in early 2026.  

 In June 2023, Isle of Wight County supervisors unanimously approved a new solar farm. Arlington, VA-
based Energix Renewables has proposed a 20-megawatt, 432-acre facility. The project is expected to 
generate roughly $3.3 million in revenue for the county. Current proposals estimate the facility could 
be operational as early as mid-2024.  

Employer Name Industry # Of Employees

Smithfield Fresh Meats Corporation Food Manufacturing 1,000+
Isle of Wight County School Board Education  500 to 999

Keurig Dr Pepper Food Manufacturing 250 to 499
County of Isle of Wight Public Administration 250 to 499

Smithfield Support Services, Corp. Management of Companies & Enterprises 250 to 499
International Paper Company Paper Manufacturing 250 to 499

Food Lion Retail Trade 250 to 499
World Market Retail Trade 100 to 249
CR England Transportation & Logistics 100 to 249
ST Tissue Paper Manufacturing 100 to 249

Kroger Retail Trade 100 to 249
Riverside Health System Healthcare & Social Assistance 50 to 99

Town of Smithfield Public Administration 50 to 99
Isle of Wight Academy Education  50 to 99

Smithfield Station Accomodation Services 50 to 99
Packers Sanitation Service Inc. Administrative & Support Services 50 to 99

Smithfield Packaged Meats Sales Corp. Food Manufacturing 50 to 99
Peninsula Metropolitan YMCA Religious, Civic, and Professional Services 50 to 99

Smithfield Packaged Meats Corp. Food Manufacturing 50 to 99
Source: Virginia Employment Commission, accessed December 2023

MAJOR EMPLOYERS
ISLE OF WIGHT COUNTY, VA
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 In November 2022, ARDX, a government healthcare management and technology consulting firm, 
announced it will invest $2.4 million to relocate and expand in Norfolk. The project is anticipated to 
create at least 15 new jobs. 

 In August 2022, BMK Ventures Inc. announced plans to invest $6.9 million in a new headquarters in 
Virginia Beach. The company plans to add 20 new jobs as part of the expansion. 

 In July 2022, SANJO, a Spanish manufacturer, announced plans to invest $3.2 million in an expansion 
of its North American headquarters in Virginia Beach. The expansion, planned for completion in 2024, 
will add 23,00 square feet to the facility and is expected to create 40 jobs. 

 In June 2022, Massimo Zasnetti Beverage USA, one of the largest vertically integrated coffee 
companies in North America, announced it will invest over $29 million to expand its operations in 
Suffolk. This is anticipated to create 79 new jobs. 

 In April 2022 it was announced that Fairfax, VA-based military contractor WR Systems is expanding its 
facility in Norfolk, which is expected to add hundreds of new jobs. 

 In March 2022, Certified Origins, and Italy-based company focused on providing extra virgin olive oil 
announced it will invest $25M to establish its first US production facility in the City of Newport News. 
The project is anticipated to create 30 new jobs. 

 In January 2022, Lyon Shipyard in Norfolk announced a $24 million expansion that will include the 
addition of an 820-ton boat hoist and is expected to create over 100 new jobs. 

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

 
 
As illustrated in the previous table, there were a total of 85 layoffs between 2022 and January 2024. Due to 
the size of the Isle of Wight County area labor market, these recent WARN filings are not anticipated to 
substantively affect total employment in the PMA or MSA as overall job growth has far exceeded these losses. 
 
  

Company Industry Employees Affected Layoff Date

Packers Sanitation Services, Inc. Sanitation 85 3/2/2022
Total 85

Source: Virginia Employment Commission, accessed January 2024

WARN LISTINGS
ISLE OF WIGHT COUNTY, VA 2022-YTD 2024



JERSEY PARK APARTMENTS - SMITHFIELD, VIRGINIA – MARKET STUDY 
 

 
44 

 

Employment and Unemployment Trends 
The following table details employment and unemployment trends for the MSA from 2007 to October 2023. 
 

EMPLOYMENT & UNEMPLOYMENT TRENDS (NOT SEASONALLY ADJUSTED) 
- MSA USA 

Year Total 
 Employment 

% 
Change 

Unemployment 
 Rate Change Total 

 Employment 
% 

Change 
Unemployment 

 Rate Change 
2007 786,515 - 3.5% - 146,046,667 - 4.6% - 
2008 789,022 0.3% 4.5% 1.0% 145,362,500 -0.5% 5.8% 1.2% 
2009 762,845 -3.3% 7.0% 2.5% 139,877,500 -3.8% 9.3% 3.5% 
2010 770,312 1.0% 7.8% 0.7% 139,063,917 -0.6% 9.6% 0.3% 
2011 777,300 0.9% 7.3% -0.5% 139,869,250 0.6% 9.0% -0.7% 
2012 781,692 0.6% 6.7% -0.6% 142,469,083 1.9% 8.1% -0.9% 
2013 791,554 1.3% 6.1% -0.6% 143,929,333 1.0% 7.4% -0.7% 
2014 800,300 1.1% 5.6% -0.5% 146,305,333 1.7% 6.2% -1.2% 
2015 796,773 -0.4% 4.9% -0.7% 148,833,417 1.7% 5.3% -0.9% 
2016 800,416 0.5% 4.5% -0.3% 151,435,833 1.7% 4.9% -0.4% 
2017 821,424 2.6% 4.0% -0.5% 153,337,417 1.3% 4.3% -0.5% 
2018 826,949 0.7% 3.3% -0.8% 155,761,000 1.6% 3.9% -0.4% 
2019 835,520 1.0% 3.1% -0.2% 157,538,083 1.1% 3.7% -0.2% 
2020 787,971 -5.7% 7.4% 4.3% 147,794,750 -6.2% 8.1% 4.4% 
2021 807,064 2.4% 4.5% -2.9% 152,580,667 3.2% 5.4% -2.7% 
2022 829,139 2.7% 3.2% -1.3% 158,291,083 3.7% 3.6% -1.7% 

2023 YTD 
Average* 852,258 2.8% 3.1% -0.0% 160,953,600 1.7% 3.7% 0.0% 

Oct-2022 827,987 - 3.3% - 159,144,000 - 3.4% - 
Oct-2023 850,124 2.7% 3.3% 0.0% 161,676,000 1.6% 3.6% 0.2% 

Source: U.S. Bureau of Labor Statistics, December 2023 
*2023 YTD Average is through October 
 
The MSA economy performed well during the housing recession. Total MSA employment contracted by only 
3.3 percent, less than the 4.9 percent decline experienced by the nation. Employment in the MSA recovered 
and surpassed pre-recessionary levels in 2013, a year earlier than the nation. Since 2012, employment growth 
in the MSA lagged the nation in all but two years. Employment in the MSA declined by 5.7 percent in 2020 
amid the COVID-19 pandemic, similar to the overall nation. The MSA subsequently recovered all COVID-19 
pandemic-related job losses. As of October 2023, employment in the MSA is increasing at an annualized rate 
of 2.7 percent, compared to 1.6 percent growth across the nation.  
 
Since 2012, the MSA generally experienced a lower unemployment rate relative to the nation. The MSA 
unemployment rate increased by 4.3 percentage points in 2020 amid the COVID-19 pandemic, reaching a 
high of 7.4 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 3.3 percent. This is slightly 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 on interest rate hikes, maintaining the 
current range between 5.25 and 5.50 percent. The central bank stated job gains in the July to September 
quarter remain strong, but future rate hikes remain under consideration if the Federal Reserve deems 
necessary. The 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 12-month 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 
Federal Reserve’s target of 2.0 percent. According to an article published by Bankrate on August 2, 2023, 
economists’ average forecast in Bankrate’s second-quarter Economic Indicator poll estimate one more 
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interest rate hike in 2023 at a target range of 5.50 to 5.75 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 coming year. 
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 of America, 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 in 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 First Republic Bank failure represents the largest U.S. bank failure since 2008. In an 
article published by CNN on May 1, 2023, JPMorgan Chase CEO Jamie Dimon stated the recent bank failures 
are unlikely to worsen the U.S. economic outlook. According to a survey published by the World Economic 
Forum on May 2, 2023, approximately 70 percent of chief economists surveyed characterized the recent 
banking crises as isolated events rather than signs of systemic weaknesses. 
 
Fitch Ratings, one of only three private credit rating agencies, downgraded its U.S. credit rating from AAA to 
AA+ on August 1, 2023. According to Fitch Ratings, “the rating downgrade of the United States reflects the 
expected fiscal deterioration over the next three years, a high and growing government debt burden, and the 
erosion of governance…over the last two decades that has manifested in repeated debt limit standoffs and 
last-minute resolutions.” Treasury Secretary Janet Yellen disagreed with the decision and stated the 
downgrade is based on outdated data. According to Shai Akabas, Director of Economic Policy at the Bipartisan 
Policy Center, a credit rating downgrade is one in a sequence of developments that could lead investors to 
believe the U.S. is less likely to pay off its debt, and investors would then demand higher interest rates for 
loans. In turn, the federal government could lose some ability to spend on social welfare programs to stimulate 
the economy, which could slow economic growth in the long term. However, Mark Zandi, a Chief Economist at 
Moody’s Analytics, stated the downgrade will likely not affect the decisions of global investors, and U.S. 
treasury bonds remain the safest asset on the planet. U.S. debt was last downgraded by another major credit 
agency, S&P, in 2011. Moody Analytics, the third major credit agency, has maintained its AAA rating of U.S. 
credit since 1917. 
 
 



JERSEY PARK APARTMENTS - SMITHFIELD, VIRGINIA – MARKET STUDY 
 

 
46 

 

  

 
 
  



JERSEY PARK APARTMENTS - SMITHFIELD, VIRGINIA – MARKET STUDY 
 

 
47 

 

Wages by Occupation 
The following table illustrates the wages by occupation for the Virginia Beach-Norfolk-Newport News, VA-NC 
MSA. 
 

MSA - 2ND QTR 2022 AREA WAGE ESTIMATES 

Occupation Number of 
 Employees 

Mean Hourly 
 Wage 

Mean Annual 
 Wage 

All Occupations 725,790 $27.12 $56,420 
Management  35,220 $58.15 $120,960 

Computer and Mathematical  25,910 $47.55 $98,900 
Legal  4,760 $43.95 $91,420 

Healthcare Practitioners and Technical  45,700 $43.92 $91,360 
Architecture and Engineering  16,180 $43.76 $91,010 

Business and Financial Operations  53,260 $38.68 $80,460 
Life Physical and Social Science  6,590 $37.49 $77,970 

Educational Instruction and Library  43,300 $29.10 $60,520 
Arts Design Entertainment Sports and Media  8,080 $28.94 $60,190 

Community and Social Service  12,500 $25.42 $52,870 
Installation Maintenance and Repair  33,150 $25.10 $52,210 

Construction and Extraction  35,640 $24.39 $50,740 
Production  37,740 $23.53 $48,940 

Protective Service  19,040 $22.83 $47,490 
Sales and Related  67,490 $20.52 $42,690 

Transportation and Material Moving  61,100 $20.47 $42,570 
Office and Administrative Support  82,930 $20.04 $41,670 

Farming Fishing and Forestry  660 $17.87 $37,160 
Personal Care and Service  17,550 $15.47 $32,170 

Healthcare Support  27,810 $15.38 $31,990 
Building and Grounds Cleaning and Maintenance  22,070 $15.22 $31,660 

Food Preparation and Serving Related  69,100 $14.40 $29,960 
Source: Department of Labor, Occupational Employment Statistics, May 2022, retrieved December 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 
$14.40 per hour. The highest average hourly wage, of $58.15, is for those in the management occupations.  
 
The qualifying incomes for the Subject's tenants will range from $0 to $53,460, as proposed. Absent subsidy, 
the Subjects qualifying incomes will range from $37,611 to $53,460. This encompasses a significant amount 
of employment based on wages in the area. An element not reflected in the data is that many positions 
represent part-time employment, and starting rates are typically lower than mean wage rates. We expect part-
time employment and entry-level positions will be common among the Subject's tenant base.  
 
Commuting Patterns 
The chart below shows the travel time to work for the PMA according to ESRI Demographics. 
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COMMUTING PATTERNS 

ACS Commuting Time to Work Number of 
Commuters Percentage 

Travel Time < 5 min 232 3.0% 
Travel Time 5-9 min 667 8.7% 

Travel Time 10-14 min 640 8.4% 
Travel Time 15-19 min 881 11.5% 
Travel Time 20-24 min 725 9.5% 
Travel Time 25-29 min 1,038 13.6% 
Travel Time 30-34 min 1,315 17.2% 
Travel Time 35-39 min 394 5.1% 
Travel Time 40-44 min 283 3.7% 
Travel Time 45-59 min 938 12.3% 
Travel Time 60-89 min 411 5.4% 
Travel Time 90+ min 131 1.7% 
Weighted Average 30 minutes - 

Source: Esri Demographics 2023, Novogradac, January 2024 
 
As shown in the preceding table, the weighted average commute time in the PMA is approximately 30 minutes. 
Only 39 percent of PMA commuters travel under 24 minutes, indicating many households work outside of the 
PMA, likely in the nearby cities of Newport News and Suffolk. The average commute time across the overall 
nation is approximately 28 minutes.  
 
Conclusion 
Employment in the PMA is concentrated in manufacturing, healthcare/social assistance, and retail trade, 
which collectively comprise 40.4 percent of local employment. The large share of PMA employment in 
manufacturing and retail trade is notable as these industries are historically volatile, and prone to contraction 
during economic recessions. However, the PMA also has a significant share of employment in the 
healthcare/social assistance industry, which typically exhibits greater stability during recessionary periods. 
Since 2012, employment growth in the MSA lagged the nation in all but two years. Employment in the MSA 
declined by 5.7 percent in 2020 amid the COVID-19 pandemic, similar to the overall nation. The MSA 
subsequently recovered all COVID-19 pandemic-related job losses. As of October 2023, employment in the 
MSA is increasing at an annualized rate of 2.7 percent, compared to 1.6 percent growth across the nation. 
According to the latest labor statistics, dated October 2023, the current MSA unemployment rate is 3.3 
percent. This is slightly below the current national unemployment rate of 3.6 percent. 



 

 

G.  DEMOGRAPHIC 
CHARACTERISTICS
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DEMOGRAPHIC CHARACTERISTICS 

Population and Households 
The table below illustrates population and household trends in the PMA, the MSA, and the nation from 2010 
through 2028. 
 

POPULATION 
Year PMA MSA USA 

- Amount Annual 
Change Amount Annual 

Change Amount Annual 
Change 

2010 15,718 - 1,713,954 - 308,730,056 - 
2023 18,485 1.4% 1,822,409 0.5% 337,460,311 0.7% 
2028 18,981 0.5% 1,836,026 0.1% 342,629,524 0.3% 

Source: Esri Demographics 2023, Novogradac, January 2024 
 
Population in the PMA increased between 2010 and 2023, at a rate faster than the MSA and the nation. 
Population growth in the PMA is expected to slow through 2028 but remain above the expected growth rates 
for the MSA and the overall nation. Continued population growth in the PMA bodes well for future demand for 
affordable housing.  
 

HOUSEHOLDS 
Year PMA MSA USA 

- Amount Annual 
Change Amount Annual 

Change Amount Annual 
Change 

2010 6,225 - 644,210 - 116,709,667 - 
2023 7,489 1.6% 716,173 0.9% 129,912,564 0.9% 
2028 7,686 0.5% 729,545 0.4% 133,092,836 0.5% 

Source: Esri Demographics 2023, Novogradac, January 2024 
 
Household growth in the PMA increased between 2010 and 2023 at a rate above the MSA and overall nation. 
Household growth in the PMA is expected to continue growing at a slower pace through 2028 but remain 
above the expected growth rates for the MSA and the overall nation.  
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Population by Age 
The following table illustrates the total population by age group within the PMA, MSA, and nation in 2023 and 
2028. 

 

 
 

 
 

Age Cohort

Number Percentage Number Percentage Number Percentage
0-4 894 4.8% 101,993 5.6% 19,201,797 5.7%
5-9 1,016 5.5% 107,276 5.9% 20,453,982 6.1%

10-14 1,148 6.2% 111,352 6.1% 21,093,962 6.3%
15-19 1,054 5.7% 117,200 6.4% 21,358,182 6.3%
20-24 866 4.7% 129,707 7.1% 21,764,255 6.4%
25-29 1,045 5.7% 129,382 7.1% 22,766,750 6.7%
30-34 1,200 6.5% 135,767 7.4% 23,607,973 7.0%
35-39 1,190 6.4% 124,646 6.8% 22,565,712 6.7%
40-44 1,074 5.8% 113,048 6.2% 21,525,874 6.4%
45-49 1,049 5.7% 101,504 5.6% 19,586,596 5.8%
50-54 1,228 6.6% 109,065 6.0% 20,582,042 6.1%
55-59 1,469 7.9% 117,087 6.4% 21,174,150 6.3%
60-64 1,453 7.9% 117,151 6.4% 21,715,769 6.4%
65-69 1,290 7.0% 100,808 5.5% 19,504,679 5.8%
70-74 1,026 5.6% 82,405 4.5% 16,120,687 4.8%
75-79 731 4.0% 56,848 3.1% 11,016,814 3.3%
80-84 423 2.3% 35,150 1.9% 6,887,575 2.0%
85+ 330 1.8% 32,020 1.8% 6,533,512 1.9%
Total 18,486 100.0% 1,822,409 100.0% 337,460,311 100.0%

Source: Esri Demographics 2023, Novogradac Consulting LLP, January 2024

POPULATION BY AGE IN 2023

PMA
Virginia Beach-Norfolk-

Newport News, VA-NC MSA
USA

Age Cohort

Number Percentage Number Percentage Number Percentage
0-4 927 4.9% 103,911 5.7% 19,731,698 5.8%
5-9 1,018 5.4% 103,717 5.6% 20,062,152 5.9%

10-14 1,129 5.9% 107,694 5.9% 20,994,759 6.1%
15-19 1,062 5.6% 115,693 6.3% 21,063,652 6.1%
20-24 772 4.1% 128,268 7.0% 21,446,767 6.3%
25-29 902 4.8% 120,660 6.6% 21,691,715 6.3%
30-34 1,208 6.4% 123,727 6.7% 23,084,225 6.7%
35-39 1,389 7.3% 135,734 7.4% 24,143,271 7.0%
40-44 1,274 6.7% 121,806 6.6% 22,432,110 6.5%
45-49 1,119 5.9% 111,340 6.1% 21,192,171 6.2%
50-54 1,066 5.6% 98,665 5.4% 19,168,895 5.6%
55-59 1,225 6.5% 104,015 5.7% 19,890,482 5.8%
60-64 1,407 7.4% 109,266 6.0% 19,939,284 5.8%
65-69 1,374 7.2% 108,133 5.9% 20,154,695 5.9%
70-74 1,183 6.2% 89,599 4.9% 17,475,764 5.1%
75-79 891 4.7% 69,910 3.8% 13,612,849 4.0%
80-84 601 3.2% 45,474 2.5% 8,900,938 2.6%
85+ 434 2.3% 38,414 2.1% 7,644,098 2.2%
Total 18,981 100.0% 1,836,026 100.0% 342,629,525 100.0%

Source: Esri Demographics 2023, Novogradac Consulting LLP, January 2024

USA

POPULATION BY AGE IN 2028 ESTIMATE

PMA
Virginia Beach-Norfolk-

Newport News, VA-NC MSA
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General Household Income Distribution 
The following tables illustrate household income distribution in 2023 and 2028 in the PMA and MSA. 
 
 

HOUSEHOLD INCOME PMA 

Income Cohort 2023 2028 Annual Change 2023 to 
2028 

- Number Percentage Number Percentage Number Percentage 
$0-9,999 387 5.2% 365 4.7% -4 -1.1% 

$10,000-19,999 506 6.8% 468 6.1% -8 -1.5% 
$20,000-29,999 508 6.8% 485 6.3% -5 -0.9% 
$30,000-39,999 574 7.7% 576 7.5% 0 0.1% 
$40,000-49,999 489 6.5% 472 6.1% -3 -0.7% 
$50,000-59,999 457 6.1% 458 6.0% 0 0.0% 
$60,000-74,999 698 9.3% 678 8.8% -4 -0.6% 
$75,000-99,999 963 12.9% 962 12.5% 0 -0.0% 

$100,000-124,999 869 11.6% 867 11.3% 0 -0.0% 
$125,000-149,999 710 9.5% 745 9.7% 7 1.0% 
$150,000-199,999 691 9.2% 794 10.3% 21 3.0% 

$200,000+ 637 8.5% 816 10.6% 36 5.6% 
Total 7,489 100.0% 7,686 100.0% - - 

Source: HISTA Data / Ribbon Demographics 2023, Novogradac, January 2024 
 

HOUSEHOLD INCOME MSA 

Income Cohort 2023 2028 Annual Change 2023 to 
2028 

- Number Percentage Number Percentage Number Percentage 
$0-9,999 38,794 5.4% 35,941 4.9% -571 -1.5% 

$10,000-19,999 50,658 7.1% 46,109 6.3% -910 -1.8% 
$20,000-29,999 55,875 7.8% 51,730 7.1% -829 -1.5% 
$30,000-39,999 55,717 7.8% 51,313 7.0% -881 -1.6% 
$40,000-49,999 57,277 8.0% 52,706 7.2% -914 -1.6% 
$50,000-59,999 54,877 7.7% 52,904 7.3% -395 -0.7% 
$60,000-74,999 76,356 10.7% 73,860 10.1% -499 -0.7% 
$75,000-99,999 100,308 14.0% 100,603 13.8% 59 0.1% 

$100,000-124,999 76,070 10.6% 79,302 10.9% 646 0.8% 
$125,000-149,999 50,981 7.1% 57,943 7.9% 1,392 2.7% 
$150,000-199,999 49,709 6.9% 59,745 8.2% 2,007 4.0% 

$200,000+ 49,551 6.9% 67,389 9.2% 3,568 7.2% 
Total 716,173 100.0% 729,545 100.0% - - 

Source: HISTA Data / Ribbon Demographics 2023, Novogradac, January 2024 
 
The qualifying incomes for the Subject's tenants will range from $0 to $53,460, as proposed. Absent subsidy, 
the Subjects qualifying incomes will range from $37,611 to $53,460. 
 
Average Household Size 
The following table is a summary of the average household size in the PMA, MSA, and nation in 2010, 2023 
as well as 2028. 
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The average household size in the PMA is similar to the MSA and below the overall nation. Through 2028, the 
average household size in the PMA is expected to remain relatively stable in all three areas. 
 
Renter Households by Number of Persons 
The following table is a summary of the household size distribution in the PMA. 
 

 
 
Approximately 74 percent of households in the PMA as of 2023 are comprised of households with one to three 
persons. The percentage of households in the PMA with one to three persons is anticipated to remain stable 
through 2028. The Subject will target families and the units will range from one 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 

Year Owner-Occupied Percentage Owner-
Occupied Renter-Occupied Percentage Renter-

Occupied 
2010 4,756 76.4% 1,469 23.6% 
2023 5,294 70.7% 2,195 29.3% 
2028 5,600 72.9% 2,086 27.1% 

Source: HISTA Data / Ribbon Demographics 2023, Novogradac, January 2024 
 
The percentage of renter households in the PMA increased between 2010 and 2023, and is estimated to be 
29.3 percent as of 2023. The current percentage of renter households in the PMA is slightly below the 
estimated 35 percent of renter households across the overall 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. 

Year

Number Annual Change Number Annual Change Number Annual Change
2010 2.51 - 2.56 - 2.57 -
2023 2.46 -0.2% 2.46 -0.3% 2.53 -0.1%
2028 2.46 0.0% 2.43 -0.2% 2.51 -0.2%

Source: Esri Demographics 2023, Novogradac Consulting LLP, January 2024

PMA

AVERAGE HOUSEHOLD SIZE
Virginia Beach-Norfolk-Newport 

News, VA-NC MSA
USA

Household Total Percent Total Percent Total Percent
1 persons 548 37.3% 851 38.8% 848 40.7%
2 persons 373 25.4% 491 22.4% 430 20.6%
3 persons 191 13.0% 278 12.7% 247 11.8%
4 persons 181 12.3% 256 11.7% 253 12.1%

5+ persons 176 12.0% 319 14.5% 308 14.8%
Total 1,469 100.0% 2,195 100.0% 2,086 100.0%

Source: Esri Demographics 2023, Novogradac Consulting LLP, January 2024

PMA RENTER HOUSEHOLD SIZE DISTRIBUTION
2010 2023 2028
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MEDIAN HOUSEHOLD INCOME 

Year PMA MSA USA 
- Amount Annual 

Change Amount Annual 
Change Amount Annual 

Change 
2010 $64,507 - $54,991 - $55,535 - 
2023 $90,662 3.1% $75,397 2.9% $72,604 2.4% 
2028 $103,408 2.8% $83,992 2.3% $82,410 2.7% 

Source: Esri Demographics 2023, Novogradac, January 2024 
 
As of 2023, the median income in the PMA is slightly above the surrounding MSA. Median household income 
growth in the PMA exceeded the MSA between 2010 and 2023. Growth in both geographic areas exceeded 
the nation during the same time period. Relative to the nation, household income in the PMA increased slightly 
from 116.2 percent of the national median income in 2010 to 124.9 in 2023. According to ESRI demographic 
projections, annualized PMA growth is expected to slow to 2.8 percent through 2028, which is above projected 
growth in the surrounding MSA and similar to the overall nation. 
 
General Renter Household Income Distribution 
The following table illustrates renter household income distribution in the PMA. 
 

RENTER HOUSEHOLD INCOME PMA 

Income Cohort 2023 2028 Annual Change 2023 to 
2028 

- Number Percentage Number Percentage Number Percentage 
$0-9,999 266 12.1% 245 11.7% -4 -1.6% 

$10,000-19,999 297 13.5% 262 12.6% -7 -2.4% 
$20,000-29,999 250 11.4% 226 10.8% -5 -1.9% 
$30,000-39,999 259 11.8% 257 12.3% 0 -0.2% 
$40,000-49,999 173 7.9% 166 8.0% -1 -0.8% 
$50,000-59,999 153 7.0% 149 7.1% -1 -0.5% 
$60,000-74,999 193 8.8% 176 8.4% -3 -1.8% 
$75,000-99,999 228 10.4% 209 10.0% -4 -1.7% 

$100,000-124,999 146 6.7% 148 7.1% 0 0.3% 
$125,000-149,999 92 4.2% 104 5.0% 2 2.6% 
$150,000-199,999 52 2.4% 51 2.4% 0 -0.4% 

$200,000+ 86 3.9% 93 4.5% 1 1.6% 
Total 2,195 100.0% 2,086 100.0% - - 

Source: HISTA Data / Ribbon Demographics 2023, Novogradac, January 2024 
 
As illustrated, the income cohorts with the largest concentrations of renter households are concentrated in 
the $10,000-19,999, $0-9,999, and $30,000-39,999 income cohorts. As of 2023, approximately 57 percent 
of renter households in the PMA earn less than $50,000 annually. The large percentage of low-income renter 
households is a positive indicator of demand for the Subject’s low-income units. 
 
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 632 38.2% 102,594 41.5% 16,448,785 40.3% 

Source: US Census 2023, Novogradac, January 2024 
 
The percentage of rent-overburdened households in the PMA is below the MSA and nation.  
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Area Median Income 
For Section 42 LIHTC rent determination purposes, HUD begins with the Area Median Income (AMI). The 
following chart illustrates the HUD-published area median income in Isle Of Wight County, VA. Isle Of Wight 
County is part of the Virginia Beach-Norfolk-Newport News, VA-NC HUD Metro Fair Market Rent (FMR) Area. 
 

 
Overall, the AMI has increased by an average of 3.4 percent annually between 2013 and 2023. The AMI 
reached a new peak in 2023, indicating that all properties will be restricted to the same rent and income limits 
as the Subject. The following chart illustrates the change in AMI over the past 10 years.  
 

 
 
All of the Subject’s restricted units will have project-based subsidy.  Therefore, rent increases for these units 
will not be directly dependent upon future increases in the AMI. 
 
Conclusion 
Population in the PMA increased at an annualized rate of 1.4 percent between 2010 and 2023, compared to 
growth of 0.5 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 estimated to be 29 percent as of 2023. This is less 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 projections, population, 
household, and median income levels are all expected to rise through 2028. Overall, the combination of rising 
population and median household income bodes well for future demand for multifamily housing.  

2013 2014 2015 2016 2017 2018 2019 2020 2021 2022 2023
AMI $73,300 $70,600 $70,900 $70,500 $73,000 $75,000 $79,300 $82,500 $84,500 $93,500 $100,500

% Growth 3.39% (3.68%) 0.42% (0.56%) 3.55% 2.74% 5.73% 4.04% 2.42% 10.65% 7.49%

AMI GROWTH



 

 

H. COMPETITIVE 
ENVIRONMENT
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HOUSING SUMMARY 
According to CoStar as of January 2024, there are currently 924 existing multifamily units within the Subject’s 
Isle of Wight submarket. The current vacancy rate in the submarket is at 4.4 percent and over the past five 
years has averaged 5.0 percent. The vacancy rate in the submarket is expected to stay relatively stable through 
2028. No additions to supply are expected to enter the submarket through 2028.  
 
Isle of Wight Submarket 

 
Source: CoStar, December 2023. 

 
As vacancy rates in the submarket have remained low over the past several years, rent growth has been strong. 
Rent growth is expected to increase through mid-2025, reaching a high of approximately 6.2 percent. Rent 
growth is then expected to slow through 2028, decreasing to approximately 3.9 percent.  
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Isle of Wight Submarket 

 
Source: CoStar, December 2023. 

 
Additionally, economic development has increased in the Isle of Wight County area, as new commercial, 
residential, and community uses have been completed in the last few years. The average effective rent in the 
submarket is expected to continue to grow and reach approximately $1,900 in late 2025, when the 
renovations on the Subject are anticipated to be completed, which bodes well for housing of all types.  
 
Age of Housing Stock 
The following table illustrates the age of the existing housing stock in the PMA, MSA, and nation. 
 

HOUSING STOCK BY YEAR BUILT 
- PMA MSA USA 

Built 2005 or later 947 12.7% 60,254 8.0% 10,163,329 7.3% 
Built 2000 to 2004 1,461 19.5% 95,143 12.6% 18,956,990 13.6% 
Built 1990 to 1999 1,759 23.5% 112,149 14.9% 18,929,789 13.6% 
Built 1980 to 1989 1,009 13.5% 138,899 18.4% 18,493,512 13.3% 
Built 1970 to 1979 972 13.0% 114,716 15.2% 20,705,644 14.9% 
Built 1960 to 1969 473 6.3% 87,659 11.6% 14,432,008 10.4% 
Built 1950 to 1959 266 3.6% 70,481 9.3% 14,008,116 10.1% 
Built 1940 to 1949 113 1.5% 31,936 4.2% 6,584,609 4.7% 
Built 1939 or earlier 482 6.4% 43,366 5.7% 17,104,504 12.3% 
Total Housing Units 7,482 100.0% 754,603 100.0% 139,378,501 100.0% 

Source: Esri Demographics 2023, Novogradac, January 2024 
 
As illustrated in the previous table, a majority of the housing stock in the PMA was built prior to 1999. 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 
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flush toilet for the exclusive use of a 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 been declared inhabitable by an agency or 
government entity. 
 

SUBSTANDARD HOUSING 
Year PMA MSA USA 

- Percentage Percentage Percentage 
2023 8.63% 1.05% 1.70% 

Source: US Census 2023, Novogradac, January 2024 
 
The percentage of residents living in substandard housing in the PMA is significantly above the MSA and 
nation. 
 
Building Permits 
The following table demonstrates building permit information from 2000 through 2023 for Isle Of Wight 
County, Virginia.  
 

 
 

Year
Single-family and 

Duplex
Three and Four-

Family
Five or More 

Family
Total Units

2001 254 3 0 257
2002 271 0 0 271
2003 290 3 0 293
2004 330 0 0 330
2005 360 6 0 366
2006 534 0 0 534
2007 375 0 60 435
2008 236 0 0 236
2009 146 0 0 146
2010 133 0 0 133
2011 112 0 144 256
2012 94 0 0 94
2013 91 0 0 91
2014 123 0 0 123
2015 131 0 0 131
2016 121 0 208 329
2017 171 0 0 171
2018 184 0 13 197
2019 178 0 0 178
2020 203 0 0 203
2021 265 0 28 293
2022 274 0 240 514
2023 179 0 0 179
Total 5,055 12 693 5,760

Average* 222 222 222 222
*YTD, preliminary

Source: US Census Bureau Building Permits, January 2023

BUILDING PERMITS: ISLE OF WIGHT COUNTY 2000-YTD 2023
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The number of residential building permit authorizations have accelerated in recent years with the 2022 figure 
the highest since the mid-2000s. Multifamily units have been approximately nine percent of total units 
authorized. 
 
Rent/Buy Analysis 
We performed a rent/buy analysis. Our inputs assume a two-bedroom, single-family home listing on Zillow in 
the Subject's neighborhood with a purchase price of $370,000 and an interest rate of 6.93 percent for a 30-
year fixed mortgage with a ten percent down payment. This was compared with the cost to rent the Subject's 
two-bedroom unit at 60 percent of AMI, absent subsidy. The analysis indicates that with a monthly differential 
of $1,651, it is more affordable to rent than purchase a home. The rent buy analysis is illustrated in the 
following table. 
 

 
 
As illustrated, the cash due at occupancy category is more than $48,000 for the down payment and closing 
costs. The cash necessary for homeownership is still a barrier to many families. In general, first-time home 
buyers have difficulty saving for a down payment. Further, renting at the Subject is more affordable than 
purchasing even a modest single-family home in the Subject's neighborhood. Overall, we believe the Subject 
will face limited competition from homeownership. 
 
Additions to Supply 
We consulted a CoStar new construction report regarding planned, proposed, and under construction 
developments within the PMA. We also researched LIHTC allocations in the Subject's PMA since 2020. 

Property Type:   
Sale Price
Down Payment at 10%
Mortgage Amount
Current Interest Rate

Monthly % of Home Value Annual
Mortgage Payment $2,200 $26,398
Property Taxes $385 1.25% $4,625
Private Mortgage Insurance1 $139 0.50% $1,665
Maintenance $617 2.00% $7,400
Utility Costs2 $85 $1,020
Tax Savings -$575 -$6,899

Monthly Annual
Costs of Homeownership $2,851 $34,209
Cost of Renting At Subject - $1,200 $14,400
Differential $1,651 $19,809

Closing Costs 3.0% $11,100
Down Payment at 10% 10.0% $37,000
Total $48,100

First Month's Rent $1,200
Security Deposit $1,200
Total $2,400
(1) Based upon 0.50 percent of mortgage amount.

(2) Utility Costs Included in Rent at Subject

Homeownership

Two-Bedroom Single Family Home

Cost of Occupancy

Homeownership Costs

RENT BUY ANALYSIS

$370,000
$37,000

$333,000
6.93%

Cost Comparison

Subject Rental
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According to our sources, there are no known planned LIHTC or market rate developments within the Subject’s 
PMA. 
 
SURVEY OF COMPARABLE PROPERTIES 
Comparable properties are examined on the basis of physical characteristics; i.e., building 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 health 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 1,423 units in ten rental properties. 
The LIHTC data is considered average. We included five affordable developments located between 2.7 and 
18.4 miles from the Subject site, four of which are located outside the PMA in Suffolk. Only Bradford Mews is 
located in the PMA. The market rate data is considered average. We included five market rate properties 
located between 1.9 and 13.3 miles from the Subject site, one of which is located outside the PMA (Harbour 
Breeze Apartments in Suffolk). 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 this report. 
 

 
 

Wood’s Edge is a 56-unit LIHTC/USDA Rural Development multifamily development located adjacent east of 
the Subject. The property offers 60 one, two, and three-bedroom units at the 60 percent of AMI level.  
According to our last interview in November 2022, the rents ranged from $817 to $947, and the property was 
78.6 percent occupied. The contact reported that two of the units were vacant due to water damage and one 
was pre-leased. All of the units operate with rental subsidies, where tenants pay 30 percent of their income 
towards rent. As Wood’s Edge operates as a fully subsidized property, we have excluded it as a comparable 
property in this report.  
  

Property Name Rent Structure Tenancy Reason for Exclusion Distance to Subject
Cedar Street Apartments LIHTC/USDA Family USDA Rural property 0.4 miles

Church Manor Apartments LIHTC Family Unable to contact 0.5 miles
Wood's Edge LIHTC/USDA Family USDA Rural property 0.0 miles

Covenant Place Section 8 Family Subsidized property 0.9 miles

EXCLUDED PROPERTIES
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Comparable Rental Property Map 
The following map illustrates the location of the Subject in relation to the comparable properties. 
 

 
Source: Google Maps, January 2024 

 

 
 

# Comparable Property City Rent Structure Tenancy
Distance to 

Subject
S Jersey Park Apartments Smithfield @60% (Section 8) Family -
1 Autumn Ridge Apartments II* Suffolk @50%, @60% Family 18.4 miles
2 Bradford Mews Smithfield @50%, @60% Family 2.7 miles
3 King's Landing Apartments* Suffolk @60% Family 14.0 miles
4 October Station* Suffolk @40%, @50%, @60% Family 17.6 miles
5 Villas At October* Suffolk @60% Family 17.6 miles
6 Brewers Station Carrollton Market Family 6.6 miles
7 Eagle Harbor Apartments Carrollton Market Family 6.6 miles
8 Harbour Breeze Apartments* Suffolk Market Family 13.3 miles
9 Morris Creek Landing Apartments Smithfield Market Family 1.9 miles

10 The Nest On 17 Carrollton Market Family 6.3 miles
*Located outside PMA

COMPARABLE PROPERTIES
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Comp # Property Name
Distance 

to Subject
Type / Built / 

Renovated
Rent

Structure
Unit 

Description
# % Size (SF) Restriction

Rent 
(Adj)

Max 
Rent?

Waiting 
List?

Vacant 
Units

Vacancy 
Rate

Subject Jersey Park Apartments - Garden 1BR / 1BA 14 17.5% 688 @60% (Section 8) $1,250 N/A Yes N/A N/A
775 Wrenn Road 2-stories 1BR / 1BA 2 2.5% 688 @60% (Section 8) $1,270 N/A Yes N/A N/A

Smithfield, VA 23430 1978 / 2026 2BR / 1BA 58 72.5% 780 @60% (Section 8) $1,520 N/A Yes N/A N/A
Isle Of Wight County Family 2BR / 1BA 6 7.5% 780 @60% (Section 8) $1,540 N/A Yes N/A N/A

80 22 27.5%
1 Autumn Ridge Apartments II 18.4 miles Townhouse 2BR / 1BA 24 50.0% 850 @50% $1,075 Yes No N/A N/A

116 Nancy Drive 2-stories 2BR / 1BA 8 16.7% 850 @60% $1,298 Yes No N/A N/A
Suffolk, VA 23434 1994 / 2015/2023 3BR / 2BA 12 25.0% 1,013 @50% $1,248 Yes No N/A N/A

Suffolk County Family 3BR / 2BA 4 8.3% 1,013 @60% $1,506 Yes No N/A N/A
48 8 16.7%

2 Bradford Mews 2.7 miles Garden 2BR / 2BA N/A N/A 1,000 @50% $1,019 Yes Yes N/A N/A
100 Cattail Lane 3-stories 2BR / 2BA N/A N/A 1,000 @60% $1,242 Yes Yes N/A N/A

Smithfield, VA 23430 1994 / 2012 3BR / 2BA N/A N/A 1,320 @50% $1,173 Yes Yes N/A N/A
Isle Of Wight County Family 3BR / 2BA N/A N/A 1,320 @60% $1,431 Yes Yes N/A N/A

120 9 7.5%
3 King's Landing Apartments 14.0 miles Garden 1BR / 1BA 48 40.0% 661 @60% $1,050 Yes Yes 0 0.0%

1000 Litton Lane 3-stories 2BR / 1BA 72 60.0% 858 @60% $1,220 Yes Yes 0 0.0%
Suffolk, VA 23434 1992 / 2017

Suffolk County Family
120 0 0.0%

4 October Station 17.6 miles Garden 2BR / 2BA 5 10.4% 861 @40% $869 No Yes 0 0.0%
2059 Freeney Avenue 3-stories 2BR / 2BA 19 39.6% 861 @50% $953 No Yes 0 0.0%

Suffolk, VA 23434 2018 / n/a 2BR / 2BA 12 25.0% 861 @60% $1,164 No Yes 1 8.3%
Suffolk County Family 3BR / 2BA 12 25.0% 999 @60% $1,343 No Yes 1 8.3%

48 2 4.2%
5 Villas At October 17.6 miles Various 2BR / 2.5BA 10 25.6% 1,252 @60% $1,144 No Yes 0 0.0%

2028 Freeney Avenue 2-stories 3BR / 2.5BA 27 69.2% 1,361 @60% $1,326 No Yes 0 0.0%
Suffolk, VA 23434 2018 / n/a 4BR / 2BA 2 5.1% 1,500 @60% $1,478 No Yes 0 0.0%

Suffolk County Family
39 0 0.0%

6 Brewers Station 6.6 miles Various 1BR / 1.5BA N/A N/A 868 Market $1,549 N/A No 0 N/A
21197 Brewers Neck Boulevard 2-stories 2BR / 2BA N/A N/A 1,222 Market $1,955 N/A No 0 N/A

Carrollton, VA 23314 2021 / n/a 2BR / 2.5BA N/A N/A 1,308 Market $1,955 N/A No 0 N/A
Isle Of Wight County Family 2BR / 2.5BA N/A N/A 1,270 Market $1,955 N/A No 0 N/A

3BR / 2.5BA N/A N/A 1,326 Market $2,286 N/A No 0 N/A
3BR / 3.5BA N/A N/A 1,597 Market $2,286 N/A No 0 N/A

40 0 0.0%
7 Eagle Harbor Apartments 6.6 miles Garden 1BR / 1BA 108 28.1% 800 Market $1,568 N/A No 2 1.9%

220 Marsh Landing Drive 3-stories 2BR / 2BA 192 50.0% 1,000 Market $1,634 N/A No 11 5.7%
Carrollton, VA 23314 2005 / 2012 2BR / 2BA N/A N/A 1,000 Market $1,684 N/A No N/A N/A
Isle Of Wight County Family 2BR / 2BA N/A N/A 1,000 Market $1,584 N/A No N/A N/A

3BR / 2BA 84 21.9% 1,250 Market $2,100 N/A No 0 0.0%
384 13 3.4%

8 Harbour Breeze Apartments 13.3 miles Garden 1BR / 1BA 72 22.0% 787 Market $1,349 N/A Yes 0 0.0%
3900 Breezeport Way 3-stories 1BR / 1BA N/A N/A 787 Market $1,369 N/A Yes N/A N/A

Suffolk, VA 23435 2002 / 2017 1BR / 1BA N/A N/A 787 Market $1,329 N/A Yes N/A N/A
 County Family 2BR / 2BA 240 73.2% 974 Market $1,510 N/A Yes 0 0.0%

2BR / 2BA N/A N/A 974 Market $1,535 N/A Yes N/A N/A
2BR / 2BA N/A N/A 974 Market $1,485 N/A Yes N/A N/A
3BR / 2BA 16 4.9% 1,096 Market $1,831 N/A Yes 1 6.3%

328 1 0.3%
9 Morris Creek Landing Apartments 1.9 miles Garden 1BR / 1BA 20 22.7% 650 Market $999 N/A Yes 0 0.0%

982 John Rolfe Drive 2-stories 2BR / 2BA 68 77.3% 950 Market $1,309 N/A Yes 1 1.5%
Smithfield, VA 23430 1988 / 2022
Isle Of Wight County Family

88 1 1.1%
10 The Nest On 17 6.3 miles Garden 1BR / 1BA 64 30.8% 928 Market $1,323 N/A Yes 1 1.6%

800 Chickahominy Lane 3-stories 1BR / 1BA N/A N/A 943 Market $1,440 N/A Yes 2 N/A
Carrollton, VA 23314 2021 / n/a 1BR / 1.5BA N/A N/A 928 Market $1,753 N/A Yes 2 N/A
Isle Of Wight County Family 2BR / 2BA 112 53.9% 1,032 Market $1,704 N/A Yes 0 0.0%

2BR / 2BA N/A N/A 1,120 Market $1,769 N/A Yes 2 N/A
2BR / 2BA N/A N/A 1,212 Market $1,869 N/A Yes 0 N/A
3BR / 2BA 48 23.1% 1,290 Market $2,286 N/A Yes 2 4.2%
3BR / 2BA N/A N/A 1,290 Market $2,361 N/A Yes 0 N/A

208 9 4.3%

Market

Market

SUMMARY MATRIX

@60% (Section 8)

@50%, @60%

Market

Market

@50%, @60%

@60%

@40%, @50%, @60%

@60%

Market
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Location 
The following table compares locational statistics in the Subject’s neighborhood relative to the locations of the 
comparable properties. 
 

 
 
The Subject is located approximately 0.8 mile west of downtown Smithfield, off of West Main Street. The 
Subject's location is designated ‘car dependent' by Walk Score with a score of 31, indicating most errands will 
require a car.  
 
Bradford Mews and Morris Creek Landing Apartments are located between 1.9 and 2.7 miles from the Subject 
in areas that are considered slightly superior to that of the Subject. These locations feature higher median 
household incomes and superior walkscores.  
 
Brewers Station, Eagle Harbor Apartments, Harbour Breeze Apartments and The Nest On 17 are located 
between 6.3 and 13.3 miles from the Subject in locations that are considered superior to that of the Subject. 
These locations feature superior median household incomes, median home values, and median rents 
compared to those in the Subject’s location.  
 
Autmn Ridge Apartments II, King’s Landing Apartments, October Station, and Villas At October located 14.0 
and 18.4 miles from the Subject in a locations that are considered similar to that of the Subject. 
 
Age, Condition, and Design 
The following table illustrates the Subject’s design and condition in comparison to the comparable properties. 
 

- Jersey Park 
Apartments 

Autumn Ridge 
Apartments II 

Bradford 
Mews 

King's 
Landing 

Apartments 
October 
Station 

Villas At 
October 

Brewers 
Station 

Eagle Harbor 
Apartments 

Harbour Breeze 
Apartments 

Morris Creek 
Landing 

Apartments 
The Nest On 

17 
Program LIHTC/ Section 

8 LIHTC LIHTC LIHTC LIHTC LIHTC Market Market Market Market Market 
Tenancy Family Family Family Family Family Family Family Family Family Family Family 
Building - 
Property Type Garden Townhouse Garden Garden Garden Various Various Garden Garden Garden Garden 
# Stories 2 2 3 3 3 2 2 3 3 2 3 
Year Built 1978 1994 1994 1992 2018 2018 2021 2005 2002 1988 2021 
Year Renovated 2025 2015/2023 2012 2017 N/A N/A N/A 2012 2017 2022 N/A 
 
The Subject will exhibit good condition upon completion of the proposed renovation. The comparable 
properties were constructed between 1988 and 2021. The majority of comparables exhibit condition ranging 
from slightly inferior to slightly superior relative to the Subject as renovated. Bradford Mews and Eagle Harbor 

# Property Name City Tenancy
Rent

Structure
Distance to 

Subject
Household

Income
Median 

Home Value
Median

Rent
Crime
Index

Walk
Score

Vacant
Housing

% Renter 
HH

S Jersey Park Apartments Smithfield Family
LIHTC/ 

Section 8
- $31,077 $262,900 $988 109 31 11.6% 46.9%

1 Autumn Ridge Apartments II* Suffolk Family LIHTC 18.4 miles $37,928 $210,500 $990 119 3 7.1% 62.6%

2 Bradford Mews Smithfield Family LIHTC 2.7 miles $115,137 $262,900 $988 75 48 1.5% 13.2%

3 King's Landing Apartments* Suffolk Family LIHTC 14.0 miles $79,269 $210,500 $990 58 36 1.4% 29.6%

4 October Station* Suffolk Family LIHTC 17.6 miles $35,056 $210,500 $990 107 13 9.2% 55.1%

5 Villas At October* Suffolk Family LIHTC 17.6 miles $35,843 $210,500 $990 107 15 8.9% 55.1%

6 Brewers Station Carrollton Family Market 6.6 miles $66,157 $278,200 $1,217 31 2 8.9% 40.7%

7 Eagle Harbor Apartments Carrollton Family Market 6.6 miles $74,236 $278,200 $1,217 31 43 8.4% 39.8%

8 Harbour Breeze Apartments* Suffolk Family Market 13.3 miles $83,376 $274,400 $1,416 109 25 10.7% 40.2%

9 Morris Creek Landing Apartments Smithfield Family Market 1.9 miles $84,009 $262,900 $988 72 39 5.4% 26.2%

10 The Nest On 17 Carrollton Family Market 6.3 miles $78,743 $278,200 $1,217 31 39 8.4% 40.7%

*Located outside of the PMA

LOCATION COMPARISON SUMMARY
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Apartments were constructed in 1994 and 2005, respectively, and both were renovated in 2012 and are 
considered slightly inferior to the Subject post-renovation. Autumn Ridge Apartments II, King's Landing 
Apartments, Eagle Harbor Apartments, Harbour Breeze Apartments, and Morris Creek Landing Apartments 
were constructed or renovated between 2012 and 2023 and exhibit similar condition relative to the Subject 
post-renovation. October Station, Villas At October, Brewers Station, and The Nest On 17 were constructed 
between 2018 and 2021, and are considered slightly superior to the Subject post-renovation.  
 
The Subject offers a two-story garden-style design, similar to seven of the comparable properties. Two of the 
comparables feature a mixture of designs. Villas At October offers a mixture of townhouse and single-family 
units. Brewers Station offers a mixture of garden and townhouse-style units. Additionally, Autmn Ridge 
Apartments II offers a townhouse style-design. We considered the Subject's design and condition in our 
determination of achievable rents. 
 
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 1BR 2BR 

Subject 688 780 
Average 814 1,020 

Min 650 850 
Max 943 1,308 

Advantage/Disadvantage  -15.5% -23.5% 
 
The Subject’s one and two-bedroom units are smaller in size compared to the surveyed average of the 
comparable properties. The Subject’s two-bedroom unit sizes are the smallest of the surveyed comparables. 
Overall, the Subject’s units will exhibit a size disadvantage relative to the average unit sizes in the market. 
However, the Subject has operated successfully in the past. Nonetheless, we consider the Subject’s unit sizes 
in our estimation of achievable LIHTC and market rents. 
 

 

SQUARE FOOTAGE RANKING COMPARISON

Property Name Size Property Name Size
The Nest On 17 (Market) 943 Brewers Station (Market)(2.5BA) 1,308
The Nest On 17 (Market) 928 Brewers Station (Market)(2.5BA) 1,270

The Nest On 17 (Market)(1.5BA) 928 Villas At October (@60%)(2.5BA) 1,252
Brewers Station (Market)(1.5BA) 868 Brewers Station (Market)(2BA) 1,222

Eagle Harbor Apartments (Market) 800 The Nest On 17 (Market)(2BA) 1,212
Harbour Breeze Apartments (Market) 787 The Nest On 17 (Market)(2BA) 1,120
Harbour Breeze Apartments (Market) 787 The Nest On 17 (Market)(2BA) 1,032
Harbour Breeze Apartments (Market) 787 Bradford Mews (@60%)(2BA) 1,000

Jersey Park Apartments (@60%) 688 Bradford Mews (@50%)(2BA) 1,000
King's Landing Apartments (@60%) 661 Eagle Harbor Apartments (Market)(2BA) 1,000

Morris Creek Landing Apartments (Market) 650 Eagle Harbor Apartments (Market)(2BA) 1,000
Eagle Harbor Apartments (Market)(2BA) 1,000

Harbour Breeze Apartments (Market)(2BA) 974
Harbour Breeze Apartments (Market)(2BA) 974
Harbour Breeze Apartments (Market)(2BA) 974

Morris Creek Landing Apartments (Market)(2BA) 950
October Station (@50%)(2BA) 861
October Station (@40%)(2BA) 861
October Station (@60%)(2BA) 861

King's Landing Apartments (@60%) 858
Autumn Ridge Apartments II (@60%) 850
Autumn Ridge Apartments II (@50%) 850

Jersey Park Apartments (@60%) 780

One Bedroom One Bath Two Bedroom One Bath






























































































































































































































