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December 21, 2023 
 
Lee Alford  
Director of Multifamily Real Estate Development 
Better Housing Coalition  
23 West Broad Street, Suite 100 
Richmond, Virginia 23220 
 
Lee, 
 

Enclosed is our comprehensive market study for the proposed renovation of Lafayette 
Gardens, a general occupancy apartment community located in the south side of Richmond, 
Virginia. Of the 102 existing apartment units, 91 are supported by a ten-year HAP contract, with 
the remainder subject to income restrictions at 60% of the Area Median Income (AMI) level. The 
renovation program includes converting t he existing community space and leasing office into 
two additional affordable apartment units . 

 
Lafayette Gardens is slated for renovation under the Low -Income Housing Tax Credit 

(LIHTC) program, accommodating residents in place through the utilization of non -taxable 
bonds and 4% tax credits. This report is prepared for submission to Virginia Housing  officials 
and aligns with the market study guidelines of the agency.  

 
This report aims to demonstrate market support for the proposed renovation program at 

Lafayette Gardens, particularly under the unlikely scenario of the HAP contractõs termination. 
Our research indicates strong market support for the proposal, both with an d without the HAP 
contract. The market area capture rate stands at 1.6 percent with the HAP contract and increases 
to 3.7 percent without it.  
 

The conclusions are that there is substantial market support for the Lafayette Gardens 
renovation program, as evidenced by the supply -demand data. The enclosed report provides 
comprehensive market and economic data to substantiate these conclusions. Please do not 
hesitate to contact me should you require additional data or clarification.   

 
Sincerely, 

 

 

Ariel Goldring  
President 
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Section I : Introduction  
 

 Following is the detailed full -narrative market study for the proposed renovation  and 

expansion of Lafayette Gardens, a fully affordable garden apartment complex containing  102 

rental units along Ruffin Road in the south side of the City of Richmond, Virginia. The community 

is proposed to be fully renovated, with renovation set to begin by June 2024 and be completed by 

December 2025. As part of the renovation program, the apartment complex is proposed to be 

expanded by two two -bedroom apartment units.  S. Patz & Associates undertook a site visit on 

December 13, 2023 to examine the property and competitive apartment market. 

 

 The apartment community is designed for low - and moderate-income families and is 

proposed to be financed with tax -exempt bonds and 4% Low Income Housing Tax Credit 

(LIHTC) financing through Virginia Housing. The community will remain a low -income 

property once renovated and will maintain rents restricted to 40%, 50%, and 60% of the Area 

Median Income (AMI). 91 of the apartment units will  be supported by a ten-year HAP contract, 

which is currently in place and will continue following the renovations. The fo rthcoming report 

will document demand under two scenarios: one in which these vouchers are absent, causing 

these units to revert to LIHTC income restrictions, and the more likely scenario in which the 

subsidies are retained. 

 

 To follow the market study guidelines of Virginia Housing for LIHTC proposals, the 

report is presented in three sections. The first section is the Introduction, which provides a n 

executive summary as well as a detailed analysis of the study site and its setting in the southern 

portion of the City of Richmond. Included in the site description is an analysis of adjacent land 

uses, particularly commercial and public facilities that serve the resident population. As Lafayette 

Gardens is located in an established community, most required neighborhood facilities are in 

place. 

 

 The renovation plans for Lafayette Gardens will also be presented, which describe the 

proposed scope of work. As part of the project description, detailed analyses are provided  on 

current tenant demographics, with data provided on family size and household income.  

 

http://www.spatzandassociates.com/
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 Section I has a second subsection, an economic overview of the Richmond marketplace. 

The key factors studied in this subsection are at-place jobs and employment growth, as these two 

economic factors are the best determination of Richmondõs economic stability. Additionally, at -

place jobs and employment growth are the base for determining population and household 

growth. The economic overview includes trends in at-place jobs and employment as well as data 

on new development proposals that are expected to generate net job growth.  

 

 The second section is the supply/demand analysis for the proposed renovation. First 

presented is a demographic analysis of a market area defined for Lafayette Gardens. The 

demographic analysis òsolvesó for the number of market area households within multiple income 

categories which related to the renovation proposal . These income categories are based on post-

renovations rents, as will be described below.  

 

 The second part of Section II is the analysis of the LIHTC general occupancy apartment 

properties in the market area that are defined as òcompsó for the renovated units. We identified 

18 properties that would be competitive with Lafayette Gardens, based on rent and income 

restrictions.  Only nine of these properties were built since 2010. These apartment properties are 

studied for rents, occupancy, unit sizes, characteristics, apartment amenities and features. These 

project characteristics are compared with proposal to determine the Lafayette Gardenõs 

competitive position in the current Richmond marketplace  once renovated. 

 

 The third and final section of the report is the Conclusions, which is the net demand 

analysis for the renovated apartment units for families in the defined market area.   

 

Executive Summary  
  

The attached market study analyzes the feasibility of renovating the 102-unit Lafayette 

Gardens, situated at 2219 Ruffin Road on the south side of Richmond, Virginia. The property 

includes 91 units supported by a HAP contract, which is expected to continue post -renovation. 

The remaining  units are designated for households earning up to 60 percent of the Area Median 

Income (AMI). The proposed renovation plan also introduces two new apartment units, in place 

of the current leasing office and community space, thereby expanding Lafayette Gardens to a 

http://www.spatzandassociates.com/
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total of 104 units, all adhering to various income restriction s. A new community  building will be 

constructed as part of the development program. Financing for the renovation will be through  

tax-exempt bonds and 4% Low Income Housing Tax Credit (LIHTC) financing through  Virginia 

Housing, with the existing residents remaining in place. This study aims to assess the projectõs 

viability, including the ability to lease vacant units both with the ongoing HAP contract and in 

the less likely event of its terminati on. 

 

Our research found  no significant obstacles that would hinder the proposed renovation 

and subsequent marketing of Lafayette Gardens. Overall, the market studyõs findings are 

favorable. 

 

Key conclusions of the market study include:  

 

Á Employment growth in Richmond has been robust. While year-end data for 2023 are 
not yet available, the latest figures as of June 2023 indicate a rise in at-place jobs to 
approximately 161,260, surpassing the pre-pandemic peak by nearly 2,500 jobs. 
Additionally, employment growth, with nearly 1,500 jo bs exceeding the pre-pandemic 
peak, signals a strong economic recovery from the pandemic. This growing  labor force 
has expanded the demand for various types of housing, including affordable options.  
 

Á The target market population for Lafayette Gardens is expected to grow by 630 
individuals in a scenario where subsidies are not retained, and by 650 if subsidies 
continue. This total accounts for overlaps in incomes. Census data show that 35.5 
percent of renter households allocate over 40 percent of their income towards gross 
rent, and 4.1 percent reside in substandard housing conditions. 

 
Á The competitive  affordable apartment market, encompassing nearly 2,400 income-

restricted units, is almost fully occupied, with several properties maintaining waitlists . 
None of these communities face any vacancy issues, including older properties.  

 
Á Six affordable apartment communities are either under construction or will commence 

soon. This future supply is unlikely to satisfy the growing demand for affordable 
apartments units. 

 
Á Rents in the Richmond Region have risen steadily in recent years, placing a strain on 

low - and moderate-income residents and leading to a substantial number of rent-
overburdened households. 

 
Á The market area capture rate, factoring in projected changes in income-qualified rental 

households, cost-burdened renters, those in substandard housing, market area 

http://www.spatzandassociates.com/
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apartment vacancies, and upcoming units, is estimated at 3.7 percent in the scenario 
of lost subsidies and 1.6 percent if  subsidies are retained. 

 
Á Should the HAP contract be retained, the pace of absorption is projected to be rapid, 

taking only one month. Conversely, if the contract is lost, the absorption period could 
extend to four months.  

 
Á The renovation is not anticipated to negatively impact the current housing market in 

the market area, irrespective of the status of the HAP contract. 
 
Á The sole identified weakness is the availability of two - and three-bedroom floor plans 

with only one bathroom. However, similarly configured units in recently renovated 
affordable rental properties in the market area have successfully leased at comparable 
rates without issues. 

 
Á The renovation project is deemed marketable, and no changes to the proposed plan 

are recommended. 
 

Lafayette Gardens  

 

Site Description  

 
Map A shows the location of Lafayette Gardens, which is generally bounded by Summer 

Hill Avenue to the north, Ruffin Road to the south, and a CSX rail line to the east. The community 

is situated approximately four miles south of Richmondõs Manchester neighborhood and less 

than five miles south of Downtown Richmond, generally midway between U.S. Route 1 in the 

west and I-95 in the east.  
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Map A ð Lafayette Gardens   

 

Shown next is a northern aerial view of Lafayette Gardens. The community is located 

within a single, irregularly shaped  parcel of approximately 6.14 acres. The aerial view shows that 

the site is accessible from both the north, via Summer Hill Avenue, and the south, via Ruffin 

Road. It features a generally flat topography.  

 

The aerial view depicts the community as comprising 13 two -story garden apartment 

buildings, totaling 102 apartment units. Common areas include a community room, surface 

parking, a rental office, a playground, and an outdoor grilling area.  The community was built in 

1972. The community room and rental office are located within one of the apartment buildings . 

As part of the development program, to be detailed below, these spaces will be converted into 

two two -bedroom apartment units.  

http://www.spatzandassociates.com/
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The aerial shows that the site is located in a mixed-use setting. Most nearby developments 

to the west of the adjacent rail line consist of mature single-family homes  on small lots. The Bread 

of Life Temple Church of God in Christ is situated adjacent to the community along Summer Hill 

Avenue. To the east of the community, and effectively buffered by the rail line, lies the Deepwater 

Industrial Park. This park houses a recently built  1.2 million square foot Loweõs distribution 

center, as well as two other parcels occupying roughly 300,000 square feet of additional industrial 

space. Loweõs began shipping appliances and other items from this facility in the summer of 2022, 

employing approximately 100 people.  

 

 
Northern Aerial  

 

Presented below are photos of Lafayette Gardens, showcasing views of the property from 

Ruffin Road to the south and Summer Hill Avenue to the north. The community is accessible 

from both of these roadways. The photos show the community to be located in a quiet setting. 
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Eastern View of Summer Hill Avenue  Western View of Summer Hill Avenue  

 

  
Eastern View of Ruffin Road  Western View of Ruffin Road 

 

  
Entrance from Ruffin Road  Entrance from Summer Hill Avenue  

 

Displayed below are photos from within the community, highlighting that all residential 

buildings are two -story garden apartments with vinyl exteriors. The maintenance/ laundry 

http://www.spatzandassociates.com/
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building , also featuring a vinyl exterior, is a single-level building. The community has ample 

surface parking, a small playground, and a grilling area.  

 

  
Typical Residential Buildings  

 

  
Typical Residential Buildings  

 

  
Typical Courtyards  
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Typical Building Stairwells  

 

  
Typical Parking Areas  

 

  
Playground  Grilling Area  

 

http://www.spatzandassociates.com/


 

 

 
 

MARKET ANALYSIS  LAFAYETTE GARDENS  RICHMOND, VA PAGE 14 OF 87 
S. PATZ & ASSOCIATES, INC.  WWW.SPATZANDASSOCIATES.COM  703-421-8101  CONTACT@SPATZANDASSOCIATES.COM 

 

  
Maintenance/ Laundry Building  Typical Dumpster Area  
 

Shown next are typical unit interior s, which have basic features but do not include in-unit 

washers and dryers or dishwashers. 

 

  
Typical Kitchen  Typical Living Room/ Dining Room  

 

  
Typical Bedroom  

http://www.spatzandassociates.com/
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Typical Hallway  Typical Bathroom  

 

Apartment Unit Characteristics  

 

Table 1 below details the existing apartment unit characteristics at Lafayette Gardens. The 

table shows a total of 102 apartment units, including 91 that are supported by Housing Assistance 

Payment (HAP) contracts, alongside 11 Low-Income Housing Tax Credit (LIHTC) units with 

rents and incomes restricted to 60% of the Area Median Income (AMI). Currently, there are 13 

vacant units at the property, and one notice to vacate has been issued. Nine of these vacancies 

have significant plumbing or HVAC issues, rendering them offline. This includes two units with 

major plumbing issues and seven units with major HVAC problems. The remainder are habitable, 

though minimal marketing efforts have been made in anticipation of the upcoming renovations. 

All but one of the vacant units are supported by the HAP contract . 

 

There are eight one-bedroom units in total, all of which are occupied. Each unit includes 

one full bathroom and measures 655 square feet. Seven of these are HAP-supported units, while 

one is a LIHTC unit, with a net rent of $503. Rents include cold water, sewer, and trash collection. 

 

There are 48 two-bedroom apartment units in total, each with a single bathroom, reflecting 

the period  in which Lafayette Gardens was constructed. These units measure 806 square feet each. 

Of these, 41 units are supported by HAP contracts, while seven are LIHTC units, with net rents 

of $587. One LIHTC unit is vacant, as are four HAP-supported units.  

 

http://www.spatzandassociates.com/
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The property  also includes 46 three-bedroom apartment units, with ten featuring one 

bathroom and 36 having  two full bathrooms. The three -bedroom floor plans with one bathroom 

measure 980 square feet, while those with two full bathrooms are larger, measuring 1,025 square 

feet. All three-bedroom units with one bathroom are HAP units, two of which are vacant. Of the 

36 three-bedroom units supported by HAP contracts, six are vacant. All three LIHTC three -

bedroom units are occupied, each generating a net rent of $722. 

 

Table 1: Existing Unit Characteristics, Lafayette Gardens, December 2023 

 Units Vacant Units Bathrooms Unit Size (SF)    Net Rent 1/ 

One-Bedroom      

  HAP 7 0 1.0 655 30% of Income 

  60% of AMI 1 0 1.0 655 $503 

    (Subtotal) (8) (0)    

Two-Bedroom      

  HAP 41     4 2/ 1.0 806 30% of Income 

  60% of AMI 7 1 1.0 806 $587 

    (Subtotal) (48) (5)    

Three-Bedroom      

  HAP 10 2 1.0 980 30% of Income 

  HAP 33 6 2.0 1,025 30% of Income 

  60% of AMI 3 0 2.0 1,025 $722 

  (Subtotal) (46) (8)    

Total 102 13    

Notes: 1/ Net rent includes cold water, sewer and trash collection. 

            2/ Plus one notice to vacate. 

Source: Better Housing Coalition 

 

Management currently maintains a waitlist consisting of 91 households. This list is broken 

down by unit type: 26 households are waiting for one -bedroom units, 50 for two -bedroom units, 

and 15 for three-bedroom units. The waitlist is almost entirely  for the HAP -supported units.  

 

Current Tenant Characteristics  

 

Table 2 provides a breakdown of the income distribution among tenants at Lafayette 

Gardens in the HAP -supported units . It lists five different income ranges, starting from under 

$10,000 up to $50,000 and details the number of total households within each range as well as 

their respective percentages of the total tenant population. The majority of households (40.5 

percent earn under $10,000, followed by the $10,000 to $19,999 range with 30.4 percent. The 

middle -income range of between $20,000 and $29,999 encompasses 12.7 percent of households. 

http://www.spatzandassociates.com/
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Higher income brackets have fewer households, with 15.2 percent earning between $30,000 and 

$39,999 and only 1.3 percent earning between $40,000 and $49,999.  

 

Table 2: Distribution of Incomes, HAP Tenants,  

               Lafayette Gardens, December 2023 

Income Total Households Percent of Total 

$0-$9,999 32 40.5% 

$10,000-$19,999 24 30.4% 

$20,000-$29,999 10 12.7% 

$30,000-$39,999 12 15.2% 

$40,000-$49,999 1 1.3% 

Total 79 100.0% 

Source: Lafayette Gardens  

 

Data provided by on -site management show that the average household size within HAP -

supported units is 2.61. This average breaks down to 1.0 person for one-bedroom units, 2.03 

persons for two-bedroom units, and 3.54 persons for three-bedroom units. Among the 35 

occupied HAP -supported three-bedroom units, seven are inhabited by households consisting of 

either five or six persons. 

 

Table 3 presents data on the 10 occupied non-HAP units at Lafayette Gardens. The data 

show an average household size of 2.0: 1.0 for the single one-bedroom unit, 1.5 for the two -

bedroom units, and 3.33 for the three-bedroom units. Notably, half of the occupied two -bedroom 

units are occupied by only one tenant. Additionally, Table 3 provides  details on tenant incomes, 

which are generally modest, averaging approximately $24,630. Among these households, only 

one reports an income above $40,000, and just one household earns between $30,000 and $40,000, 

while the remaining  have incomes below $30,000. 
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Table 3: Distribution of Incomes, Non-HAP Tenants,  

               Lafayette Gardens, December 2023 

Unit  Bedrooms Household Size Current Income 

6-2206-B 1 1 $26,957 

1-2200-H 2 3 $28,134 

4-2204-A 2 1 $20,724 

7-2207-B 2 2 $34,323 

7-2207-C 2 1 $20,642 

11-2215-H 2 2 $41,480 

1-2200-B 2 1 $22,616 

2-2202-C 3 4 $22,605 

5-2205-H 3 4 $28,840 

12-2217-E 3 2 $0 

Average  2.0 $24,632 

Source: Lafayette Gardens 

 

Site Setting  

 
The above paragraphs presented a brief description of the site location of Lafayette 

Gardens, particularly in relation to its immediate environment. The analysis and aerial views 

show that the adjacent developments consist largely of residential and community uses. Map B 

shows the site setting of the apartment community, generally situated midway between U.S. 

Route 1 to the west and I-95 to the east. 

 

U.S. Route 1 is part of the U.S. Highway System, running from Sarasota, Florida, to 

Glasgow, Delaware. In Virginia, this highway spans approximately 140 miles from the North 

Carolina state line near Skippers, north to the Maryland state line at the Potomac River near 

Dahlgren. It is one of the main arterial roadways in this section of the Richmond Region.  

 

Near the study site, U.S. Route 1 is a four-lane divided roadway that extends north into 

Downtown Richmond, passing through the rapidly expanding Manchester neighborhood, 

located south of the James River (Note 1). This neighborhood has experienced significant 

residential growth in recent years, with nearly 3,000 new apartment units built in over 20 

communities since 2010. Approximately a quarter of these new apartment units are income-

restricted, primarily to 60% of the Area Median Income (AMI). The residen tial resurgence in 

Manchester, which began during the post-recession period, has also attracted a large number of 

http://www.spatzandassociates.com/
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restaurants, retail storefronts, and breweries to the neighborhood and surrounding areas, 

contributing to job growth across various income levels.  

 

Major employment nodes south of Manchester and near Lafayette Gardens along the U.S. 

Route 1 corridor include the following:  

 

Á Richmond VA  Medical Center (Note 2): A 400± bed facility offering a wide range of 
medical care, including national referral services for heart, lung, and liver transplants. 
Located at 1201 Broad Rock Boulevard, it employs over 3,000 people. 
 

Á Broad Rock Industrial Park (Note 3) : A mature industrial park housing several 
manufacturing and storage businesses, such as International Paper, United Scrap Metal, 
ABC Supply Co., Dominion Packaging, Evergreen Packaging, and Old Dominion Freight. 
Being fully developed, this park has limite d potential for new employment growth. No 
employment estimate for this industrial park was provided by public officials.  
 

Á Philip Morris (Note 4) : This company has two major properties along the U.S. Route 1 
corridor. The largest is the headquarters and manufacturing facility on Commerce Road, 
employing more than 1,000 people. Philip Morris recently consolidated some functions to 
the Manchester location, bringing site employment to its current level. The facility along 
Belt Road is primarily a warehouse with limited employment.  
 

Á Port of Richmond (Note 5) : A domestic and international multi -modal freight and 
distribution center handling various types of cargo. The port has container and general 
cargo facilities and is well -connected to water, rail, and highway transportation . 
 

Á Parnell Air Industrial Park (Note 6) : An older industrial park that is now fully developed. 
City staff have no estimate of employment at this location. Major employers in this park 
include Progressive Distribution Centers, Star Pipe Products, Cavalier Printing Ink, Open 
Plan Systems, and Owashley Furniture Warehouse. 

 
In summary, although the site is located in a mature neighborhood, it remains within close 

proximity to several major employment nodes and areas that have experienced considerable job 

growth in recent years. This has supported demand for new housing of various types, including 

affordable housing.  
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Map B ð Lafayette Gardens Setting  

 

Next, Map C shows the site setting within the City of Richmond. The site is depicted to be 

situated to the north of Chippenham Parkway, which marks the border between the City of 

Richmond and Chesterfield County and provides access to many of the regionõs suburban 

employment hubs. The site is situated in a somewhat built -out location, but in close proximity  to 

the expanding Manchester (Note 1) and Downtown Richmond (Note 2) areas. Notably, Lafayette 

Gardens is located within a one-and-a-half-mile  drive of Bell Roadõs full interchange with I-95, 

which offers access to much of the Richmond Region. 

 

http://www.spatzandassociates.com/
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Map Cð Lafayette Gardens Regional Setting  

 

Public Transit  

 

Map D illustrates the siteõs location adjacent to multiple bus stops along Ruffin Road. 

These bus stops are part of the network operated by the Greater Richmond Transit Company, 

commonly known as GRTC. GRTC is the primary public transportation provider for Richmond 

and serves limited areas of the adjacent counties of Henrico, Hanover, and Chesterfield. The 

company has nearly 160 buses, including both diesel-powered and Compressed Natural Gas 

(CNG) powered vehicles.  
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GRTC operates approximately 45 routes, offering comprehensive coverage that facilitates 

convenient and accessible public transport options for residents and visitors alike. This extensive 

network enhances the connectivity of Lafayette Gardens to key areas of the region. 

 

 
Map Dð Lafayette Gardens Proximity to Public Transit  

 

Crime  

 

Lafayette Gardens is located in Sector 213 of the second precinct.  Data from the Richmond 

Police Department as of December 3, 2023, show that the precinct recorded 51 violent crimes and 

727 property crimes, amounting to a total of 778 major crimes. This marks an increase from the 

same period in 2022, which had 46 violent crimes and 566 property crimes, totaling 612 crimes. 

The total number of major crimes in the City of Richmond increased by approximately six percent 

over the past year, rising from 9,117 in 2022 to 9,688 in 2023. 
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Public and Commercial Facilities  

 

To follow  are brief descriptions of the public and commercial facilities that serve the 

resident population at Lafayette Gardens. 

 

Medical Care : The closest hospital to the study site is Richmond VA Medical Center , 

which serves the regionõs veteran population at 1201 Broad Rock Boulevard, approximately three 

miles northwest of Lafayette Gardens. This is a 400+bed facility that offers primary, secondary, 

and tertiary diagnostic and therapeutic health services in medicine, surgery, neurology, 

rehabilitation medicine, intermediate care, acute and sustaining spinal cord injury, skilled 

nursing home care, and palliative care. 

 

Apart from Richmond VA Medical Center  r, another close-by hospital to the study site is 

the expansive VCU Medical Center, located six miles north of Lafayette Gardens at 1213 E. Clay 

Street. The 865-bed medical center is a regional referral center for the state and is the regionõs only 

Level I Trauma Center. The medical center offers more than 200 specialty areas. This is a major 

facility with several ongoing and planne d developments that will expand medical services.  

 

Community Facilities : The closest post office to the study site is located approximately 

2.2 miles west of the site at 2101 Hopkins Road. Engine 21 is the nearest fire station to the study 

site. It is located at 2505 Jefferson Davis Hwy N. The Hull Street Branch - Richmond Public 

Library , located at 1400 Hull Street, is the closest library to the study site. 

 

Parks and Recreation: The closest recreation facility to the study site is the T.B. Smith 

Community Center, located within walking distance of Lafayette Gardens at 2015 Ruffin Road.  

is a free-standing community center that has a large multi -purpose room, computer lab and 

kitchen. Recreation amenities outside the center include playground equipment, tennis courts, 

basketball courts and a softball/football field. Recreation programs and  classes offered at this 

facility include dance, arts & crafts, sports, games and computer training. The center also hosts 

various sport tournaments,  summer camp, special events, drop-in programs, after -school fun 

club, and cultural activities.  

http://www.spatzandassociates.com/
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Education : Lafayette Gardens is served by Richmond Public Schools, which enrolls over 

23,000 students in 26 elementary schools, including one charter school, eight middle schools, five 

comprehensive high schools and three specialty schools. School-aged children residing in the 

community  are served by the following public schools:  

 

Table 4: Schools Serving Lafayette Gardens, December 2023 

School Address Driving Distance 

Broad Rock Elementary School 4615 Ferguson Ln 3.2 miles 

Thomas C Boushall Middle School 3400 Hopkins Rd 2.3 miles 

George Wythe High School 4314 Crutchfield St 4.5 miles 

Source: Richmond Public Schools 

 

Shopping : The closest grocery store to Lafayette Gardens is a Food Lion, located less than 

three miles south of the study site at 5702 Jefferson Davis Highway. Other major shopping centers 

near the study site are detailed in the paragraphs below. 

 

Á Southside Plaza: This is a mature 370,000± square foot shopping center that was built 
in the 1950s at 6040 West Southside Plaza. It is anchored by a 38,530± square foot 
SuperFresh and 37,150± square foot Roses Express. Smaller tenants include Family 
Dollar, Citi Trends, Shoe City, Downtown Locker Room, McDonaldõs and Burger 
King. The Richmond Social Services Department also occupies 52,410± square feet in 
this shopping center. 
 

Á Circle Plaza : This is a mature 190,120± square foot shopping center that is located at 
425-527 E Belt Blvd, adjacent to Southside Plaza. The shopping center is anchored by 
29,980± square foot Shoppers World and 16,890± square foot Save-A-lot. Smaller 
tenants include Subway, It's Fashion Metro, Orange Beauty Supplies, Firestone and 
Boost Mobile. 
 

Á Meadowbrook Plaza : This shopping center is located at 5610 Hopkins Road. This is a 
mature shopping center that is anchored by a recently built Wal -Mart Neighborhood 
Market. Smaller tenants include Wells Fargo, Firestone and Virginia Commonwealth 
Bank. 
 

Á Meadowdale Plaza : This shopping center is located at 3950-4152 Meadowdale 
Boulevard. It is anchored by a 35,850± square foot Food Lion. Other major tenants 
include  Super Dollar Tree, Ollie's, Marshalls and Citi Trends.  

 

Map E shows the location of the community facilities that will Lafayette Gardens. Most 

important is that the setting has a full array of basic services for area residents. 

http://www.spatzandassociates.com/
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Map E ð Lafayette Gardens Community Amenities  

 

Lafayette Gardens Renovation Program 
 

The development program for Lafayette  Gardens includes the full renovation and partial 

expansion of the property from its existing 102 units to 104 apartment units . The general scope of 

the proposed work entails demolishing the existing maintenance and laundry building, 

converting the existing leasing office and community building  into  two  two -bedroom apartment 

units, and constructing a new freestanding community building  to include a leasing office, 

laundry room and maintenance space. 

http://www.spatzandassociates.com/
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The project will also focus on enhancing accessibility across the site, designing a new 

playground and green space, and undertaking various apartment unit upgrades. These upgrades 

will include replacing interior doors, painting, removing popcorn ceiling textur e, and replacing 

flooring, shelving, kitchen and vanity cabinets, countertops, sinks, faucets, and appliances. 

Bathroom renovations will involve replacing tubs, showers, and surrounds, as well as installing 

grab bars and other accessibility features.  

 

The project aligns with several codes and standards, including the 2018 Virginia Existing 

Building Code, Virginia Housing 2023 Minimum Design and Construction Requirements, and 

programs like the Housing Innovations in Energy Efficiency and EarthCraft Multi family 

Renovation Gold certification. It also aims for a Home Energy Rating System certification and 

will feature elements like Energy Star lighting, appliances, windows, and WaterSense plumbing 

fixtures. Accessibility will be integral to the project, adhe ring to standards such as the 2009 

ICC/ANSI A117.1, HUD section 504/UFAS, and the 2010 ADA Standards of Accessible Design. 

The plan includes converting a percentage of units to meet various accessibility requirements, 

including Type A, UFAS, and Universal Design standards. 

 

For the building exterior s, the plan involves adding insulation, replacing the roofing 

system, siding, windows, entry doors, attic access panels, and light fixtures, as well as addressing 

any necessary repairs to the concrete and masonry foundation. Site work will include asphalt 

paving, concrete work, landscaping, tree trimming, playground renovation, and the installation 

of amenities such as barbecue grills, picnic tables, and bike racks. 

 

Relocation Strategy  

 

Residents in the HAP-supported units at Lafayette Gardens will be temporarily relocated 

to other units within the same complex while their original units are renovated. This strategy 

allows them to remain within the community throughout the renovation peri od. After the 

upgrades are completed, residents will return to their original units, ensuring continuity in their 

living arrangements. Displacement is not anticipated for any residents in the HAP -supported 

http://www.spatzandassociates.com/
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units, reflecting a commitment to minimize disruption and maintain affordability for the existing 

community during the renovations.  

 

Given the proposed rent increases for the non-HAP units, it is anticipated that the current 

tenants will not earn adequate income to stay in place. However, as detailed in Table 2, these 

households have low incomes, qualifying most for HAP units. With 13 vacant non -HAP units 

available, it is likely that most  of these tenants could potentially remain on the property.  

 

Post-Renovation Unit Characteristics  

 

Table 5 below presents the post-renovation unit characteristics. The table shows that there 

will be no changes to the apartment unit sizes or the total number of bedrooms. The only 

alterations to the unit mix are the addition of two 980 square foot two -bedroom units, each with 

two full bathrooms.  

 

The table also shows a wide range of income restrictions. There will be a total of 31 units 

restricted to 40 percent of AMI, 31 units restricted to 50 percent of AMI, and 42 units restricted to 

60 percent of AMI. Of these, 91 units, including seven one-bedroom, 41 two-bedroom, and 43 

three-bedroom units, will b e supported by HAP contracts. The remaining units will have rents 

restricted to 60% of AMI.  Thus, all 40% and 50% units will be supported by subsidies. 
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Table 5: Post-Renovation Unit Characteristics, Lafayette Gardens 

 Toal Units Bathrooms Unit Size (SF) Net Rent 1/ Utility Allowance  Gross Rent 

One-Bedroom       

  40% of AMI (HAP) 2 1.0 655 $645  $87 $720 

  50% of AMI (HAP) 2 1.0 655 $825  $87 $900 

  60% of AMI (HAP) 3 1.0 655 $1,005  $87 $1,080 

  60% of AMI 1 1.0 655 $1,005  $87 $1,080 

    (Subtotal) (8)      

Two-Bedroom       

  40% of AMI (HAP) 15 1.0 806 $747  $106 $864 

  50% of AMI (HAP) 15 1.0 806 $963  $106 $1,080 

  60% of AMI (HAP) 11 1.0 806 $1,179  $106 $1,296 

  60% of AMI 7 1.0 806 $1,179  $106 $1,296 

  60% of AMI 2/ 2 2.0 980 $1,179  $106 $1,296 

    (Subtotal) (50)      

Three-Bedroom       

  40% of AMI (HAP) 14 1.0 or 2.0 980-1,025 $847  $145 $998 

  50% of AMI (HAP) 14 1.0 or 2.0 980-1,025 $1,096  $145 $1,247 

  60% of AMI (HAP) 15 1.0 or 2.0 980-1,025 $1,346  $145 $1,497 

  60% of AMI 3 2.0 1,025 $1,346  $145 $1,497 

    (Subtotal) (46)      

Total 104      

Notes: 1/ Rents to include cold water, sewer and trash collection. 

           2/ New construction units. 

Source: Better Housing Coalition 

 

HUD Maximum Allowable Rent Comparison  

 
 Table 6 shows gross rents for the apartment units with a Utility A llowance (UA) added to 

net rents. The UA was calculated by the sponsor based on the unit sizes and energy efficient 

HVAC system and appliances. The apartment building s will be energy efficient within the 

Virginia Housing guidelines. The gross rents shown are compared with the HUD maximum 

allowable gross rents for the Richmond, VA MSA. The comparison shows that the proposed gross 

rents, based on the calculated UA, are below the maximum allowable rates.  
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Table 6: Rent Comparison Chart, Lafayette Gardens and HUD Maximum Allowable Rates 

 Lafayette Gardens Apartments HUD Maximum Allowable  

 Net Rent Utility Allowance  Gross Rent  

One-Bedroom     

  40% of AMI $645  $75 $720 $800 

  50% of AMI $825  $75 $900 $1,000 

  60% of AMI $1,005  $75 $1,080 $1,200 

Two-Bedroom     

  40% of AMI $747  $117 $864 $960 

  50% of AMI $963  $117 $1,080 $1,200 

  60% of AMI $1,179  $117 $1,296 $1,440 

Three-Bedroom     

  40% of AMI $847  $151 $998 $1,109 

  50% of AMI $1,096  $151 $1,247 $1,386 

  60% of AMI $1,346  $151 $1,497 $1,663 

Source: HUD; Better Housing Coalition 

 
Post-Renovation Site Plan  

 
Presented next is the proposed site plan for Lafayette Gardens after renovation. It features 

a central roadway providing access to all residential buildings, along with a total of 147 surface 

parking spaces.  The number of parking spaces will remain unchanged compared to the current 

total. A new 3,700 square foot community building, set to include the on -site leasing office, 

business center, laundry facility  and maintenance facility , is planned for construction at the 

propertyõs entrance, just north of Ruffin Road, replacing the existing maintenance/laundry 

facility. North of this new building will be a small playground.  
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Lafayette Gardens Site Plan  

 
Post-Renovation Building Floor Plans  

 
Shown next are floor plans for a typical residential building.  It shows the buildings to be 

two -story garden apartment buildings served by stairs.  
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Typical Garden Apartment Building  Floor Plan 

 
The floor plan for the  proposed community building is presented next. This will be a 

single-story, 3,700 square foot building with an on -site leasing office, maintenance room, resident 

services area, community space, kitchenette, business center, and laundry room featuring 10 

stacked washers and dryers, plus two accessible side-by-side washers and dryers. 

http://www.spatzandassociates.com/
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Community Building  

 
Post-Renovation  Apartment Unit Floor Plans  

 
The post-renovation unit floor plans are presented next. Each of the one-bedroom floor 

plans will include a full bathroom. The 48 existing two -bedroom units will retain one full 

bathroom, while the two newly constructed two -bedroom units will feature two f ull bathrooms. 

Of the three-bedroom units, ten, all supported by HAP contracts, will retain one full bathroom, 

while the remaining 33 three -bedroom units, also supported by HAP contracts, will each have 

two full bathrooms. The three LIHTC three -bedroom uni ts will be equipped with two full 

bathrooms. All bedrooms are designed with closet space. Furthermore , the dining and living 

areas will be combined into a single living space in all  apartment units . 
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Typical 1BR/1BA  

 

  
Typical 2BR/1BA Typical 2BR/2BA 

 

  
Typical 3BR/1BA Typical 3BR/2BA 
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