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Brian L. Staub

Chief Financial Officer

Marlyn Development Corporation
308 35th Street, Suite 101

Virginia Beach, VA 23451

Brian,

Please find attached our full narrative market analysis in support of the proposed
construction of The Arbors at Battlefield, located on an attractive and well-located site in the
Greenbrier area of Chesapeake, Virginia. The development is slated for construction under the
Low-Income Housing Tax Credit (LIHTC) program 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.

The Arbors at Battlefield is designed as a mixed-income, age-restricted community,
featuring a mix of 54 market rate and 129 affordable apartment units, with the latter’s rents
capped at 60% of the Area Median Income (AMI). These units will be especially appealing within
a market predominantly filled with older, age-restricted rental options.

Given the variance in proposed rents, we analyzed each rent category independently. Our
findings demonstrate market support for both segments, showing a capture rate of 16.0 percent
for the affordable units and 11.9 percent for the market rate units, leading to an overall capture
rate of 14.6 percent for the project.

The Arbors at Battlefield is a thoughtfully planned proposal, offering competitive rents, a
diverse unit mix, ample unit sizes, and appealing amenities, positioning it as a distinctive choice
within the greater Chesapeake age-restricted apartment sector. Our analysis confirms significant
market support for this development, as detailed through supply-demand data. Please do not
hesitate to contact me should you require additional data or clarification.

Sincerely,
sz/ue,/ sjo/ a(/)a?
Ariel Goldring
President
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Section I: Introduction

The following full-narrative market study is for the proposed development of The Arbors
at Battlefield in the City of Chesapeake, Virginia. This will be a mixed-income, new-construction
age-restricted apartment community with 183 one- and two-bedroom apartment units for seniors
at various income restrictions, including 129 units set aside for seniors with incomes at or below
60% of the Area Median Income (AMI) and 54 market rate units. Construction on the apartment
community, to be built in the Greenbrier section of Chesapeake along Independence Parkway, is
expected to begin in January 2025 with occupancy available by September 2026. S. Patz &
Associates undertook a site visit on February 2, 2024 to examine the property and competitive

apartment market.

The report to follow will be submitted to officials of Virginia Housing for tax-exempt bond
financing, using 4% Low-Income Housing Tax Credits (LIHTC). The report is presented in three
sections to follow the market study guidelines of Virginia Housing for LIHTC proposals. The first
section is the Introduction, which provides an executive summary as well as a detailed analysis
of the study site and its setting in Chesapeake. The site description includes an analysis of
adjacent land uses, particularly commercial and public facilities that will serve the future resident

population.

The site development plan is also presented, describing the number and types of
apartment units planned for The Arbors at Battlefield. This analysis studies the types of amenities
and building features to be built. A key to the description of the development is the identification
of the target market for the apartment community, with particular emphasis on how the proposal

meets the HUD income guidelines for LIHTC apartment properties in the City of Chesapeake.

Section I has a second subsection, an economic overview of the Chesapeake marketplace.
The key factors studied in this subsection are at-place jobs and employment growth, as these two
economic factors best determine the region’s 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 expected to generate net job growth.
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The second section is the supply/demand analysis for the proposed development. First
presented is a demographic analysis of the market area defined for The Arbors at Battlefield. The
demographic analysis “solves” for the number of market area senior households related to the
development proposal. These income categories are based on the proposed rents, as described

below.

The second part of Section II is the analysis of the competitive LIHTC and market rate
apartment properties in the market area that are defined as “comps” for the newly constructed
apartment units. Based on rent and income restrictions, we identified 14 age-restricted apartment
properties that would be most competitive with The Arbors at Battlefield. Four of these properties
are mixed-income communities. These apartment properties are studied for rents, occupancy,
unit sizes, characteristics, apartment amenities, and features. These project characteristics are
compared with the proposal to determine The Arbors at Battlefield’s competitive position in the

Chesapeake marketplace.

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

analysis for the apartment units for seniors in the defined market area.
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Executive Summary

The attached market study evaluates the viability of developing a mixed-income, age-
restricted apartment community that combines 129 affordable units, capped at 60% of Area
Median Income (AMI), with 54 market rate units. Upon completion, this community is poised to
stand out as one of the most attractive in a market that has seen few similar projects constructed
in recent years. The only other recent development of its kind, The Arbors at Western Branch,
opened in September 2022 with a mix of 33 affordable and 129 market rate apartment units. It has
since achieved full occupancy, with management reporting a waitlist of at least 50 households for
affordable units and approximately 15 for market rate units, highlighting the strong demand as

all affordable units were pre-leased upon opening.

Despite their older construction dates, existing age-restricted apartment communities
within the market area continue to achieve near or full occupancy. Out of the 1,159 affordable
age-restricted apartment units in the market area, nearly 87 percent were constructed between
1988 and 2000, making them at least 24 years old. These units exhibit a remarkably low vacancy
rate of just 1.1 percent and have accumulated waitlists surpassing 180 households. This robust
demand persists despite significant growth in the target demographic’s size over the past few

decades.

Also of note is that about 58 percent of the 791 age-restricted market rate apartment units
in the market area belong to full-service communities offering amenities such as daily meals,
housekeeping, and additional services included in the rent. Such offerings tend to attract older
residents or those requiring more assistance, contrasting with the more active lifestyle sought by
residents of standard age-restricted apartment communities. The market for standard age-
restricted rental housing is strong, with nearly 60 households on waitlists across five
communities, including two fully market rate and three mixed-income complexes, all of which

have maintained high occupancy levels.

Overall, our analysis identifies no significant barriers to the successful construction and
marketing of The Arbors at Battlefield. The market study findings are positive, suggesting a

favorable environment for the proposed development.
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Other conclusions of the market study include:

A Employment growth in Chesapeake has shown remarkable strength. Although year-end
data for 2023 are not yet available, preliminary figures up to June 2023 suggest an increase
in local employment to approximately 104,250, surpassing the pre-pandemic peak by
nearly 2,500 jobs. This notable growth of nearly 1,720 jobs above the pre-pandemic levels
indicates a vigorous economic recovery from the pandemic. While the proposal for The
Arbors at Battlefield is primarily aimed at active seniors, who are likely retired,
understanding the market area's economic dynamics is crucial. Seniors tend to remain in
areas where their families are securely employed and where such employment stability is
expected to continue.

A The target market population for The Arbors at Battlefield is forecasted to increase by 371
households for the market rate units and by 115 households for the affordable units.
Census data show that 42.1 percent of market area senior renter households spend over
40 percent of their income on rent, while 4.0 percent live in substandard housing
conditions.

A The competitive market for age-restricted apartments, which includes nearly 2,476 units,
is characterized by high occupancy rates, with several communities maintaining waitlists.
Notably, none of these communities, including the older ones, are experiencing vacancy
issues.

A There are no competitive pipeline proposals in the market area that would compete with
The Arbors at Battlefield.

A Recent years have seen a steady increase in rents within the market area, exacerbating the
financial burden on moderate-income residents and leading to a rise in the number of
households burdened by rent.

A The market area capture rate is estimated at 16.0 percent for the affordable units and 11.9
percent for the market rate units. This equates to a project-wide capture rate of 14.6
percent.

A The development program is deemed marketable, and no modifications are
recommended.

MARKET ANALYSTSHE ARBORS AT BATTLEFEHBESAPEAREA PAGEH OF71
S. PATZ & ASSOCIATES, W@/W.SPATZANDASSOCIATES.GOB#21-8101 CONTACT@SPATZANDASSOCIATES.COM


http://www.spatzandassociates.com/

Site Description and Setting

Map A shows the Arbors at Battlefield site located on the south side of Independence
Parkway within the Battlefield Corporate Center in the northeastern section of the City of

The Arbors at Battlefield

Chesapeake. The immediate area employs a significant number of the City’s workforce across

various sectors, including professional and retail. The study site is conveniently situated near the

intersection of I-64 and I-464 and is within a five-minute drive of the expansive Greenbrier area

of Chesapeake, which has the largest concentration of retailers and restaurants in the city.
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Map A - Locati f Study Sit

Shown next is a northern aerial of the study site. The site is irregularly shaped with

frontage along Independence Parkway. It encompasses approximately 18.5 acres of development

land, of which 14.4 acres are allocated for the study site and 4.1 acres are designated for an assisted

living facility, which is expected to begin construction within one to three months of the study
site’s development. City water and sewer services serve the site.
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The aerial view shows the site as entirely vacant and largely cleared, interspersed with
small clusters of trees. Its northern and eastern boundaries are bordered by Independence
Parkway, which will provide access to any future developments on the site. The surrounding
buildings in the Battlefield Corporate Center, visible in the aerial, primarily consist of multi-

tenant office structures along Independence Parkway.

These include Lake Center I & II, HRRA Building, Battlefield Technology Center, BECO
Corporate Center, CHUBB Building, and Battlefield Technology Center. Most of these buildings,
developed in the 1990s and 2000s, are well-maintained with professional landscaping. They are
aesthetically pleasing, with no deteriorating features that would adversely affect residential

development at the study site, and they do not face any significant vacancy issues.

Additionally, the aerial shows the site’s proximity to an abundance of retailers. To the
immediate east are Home Depot and Lowe’s Home Improvement. The nearby area, mainly along
Battlefield Boulevard, houses several major big box retailers and grocery stores, including Sam’s

Club, Walmart Supercenter, Kohl’s, Dick’s Sporting Goods, and Kroger.
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Northern Aerial

Displayed next are photographs of the study site, which has excellent visibility along
Independence Parkway. The setting is visually appealing, featuring a water body on the south
side. The property, which is generally flat, is situated away from the more heavily trafficked retail

areas to the east.
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View of Study Site from Independee r
Map B illustrates the study site’s location within the City of Chesapeake, positioned just

off the Hampton Roads Beltway —a loop formed by I-64 and 1-664 that connects the communities
of the Virginia Peninsula and South Hampton Roads. The site is notably within one of
Chesapeake’s most significant employment and retail clusters. To the east of the study site is SR
168 (Battlefield Boulevard), a major commercial artery in Chesapeake. This primary state
highway extends from the North Carolina border through Chesapeake and Norfolk, concluding

in the Ocean View area near the Hampton Roads Bridge Tunnel.

The roadway offers direct access to the Chesapeake Regional Medical Center (Note 1),
which is less than three miles south of the study site. This 310-bed hospital, employing over 2,000

people, provides a comprehensive range of medical services, including emergency care. The
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hospital recently underwent significant expansion, including the completion of a new 94-bed,
72,000+ square foot wing, effectively doubling the size of its Cancer Treatment Center.
Additionally, the Intensive Care Unit & Obstetrics rooms have been recently renovated. The
proximity of the study site to the hospital and numerous nearby medical office buildings offering

various healthcare services is a significant advantage for the viability of any future age-restricted

apartments.

Moreover, Map B highlights the site’s location just west of the expansive Greenbrier area

(Note 2), a hub for regional and national retailers, including Greenbrier Mall. Major retailers in

this vicinity include Best Buy, Target, JCPenney, and Harris Teeter. This area also has several key

employers, such as the Dollar General headquarters.
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To summarize, the study site is an excellent location for new senior housing. It is situated
near major highways and interstates and close to large employment centers, residential areas, and

retailers. Most important is the site’s proximity to the Chesapeake Regional Medical Center.

Public Transit

The study site is served by Hampton Roads Transit (HRT), which accommodates over 22
million passengers annually within a service area spanning 369 square miles in the Hampton
Roads region. HRT's primary goal is to provide the community with reliable and efficient
transportation services and facilities. In 2022, HRT recorded a significant ridership figure of
6,750,200, with an average of approximately 25,500 passengers per weekday by the third quarter
of 2023.

Map C depicts the site’s location in relation to HRT stops and routes. Notably, there are
no bus stops along Independence Parkway or Volvo Parkway. However, several bus stops are
conveniently located nearby along N Battlefield Parkway, close to local retail establishments.
These routes are crucial as they offer essential access to medical facilities and employment centers

throughout the Hampton Roads region.
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Hampton Roads Transit (HRT) Stops
Hampton Roads Transit (HRT) Routes [
Study Site
Map C - The Arbors at Battlefield Proximity to Public Transit
Crime

Table 1 presents data on crime trends in the City of Chesapeake, utilizing statistics from
the FBI Uniform Crime Report (UCR), which sources its data directly from the Chesapeake Police
Department. The most recent data available for 2022 show a total of 1,059 violent crimes,
including homicide, rape, robbery, and aggravated assault. Additionally, there were 5,102
property crimes, encompassing arson, burglary, larceny, and motor vehicle theft. The total
number of crimes recorded in 2022 was 6,161, an increase from the previous three years but

representing a decrease of 1,044 crimes over the past decade.
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Table 1: Trends in Violent and Property Crime,
City of Chesapeake VA, 20122022
Violent Crime Property Crime Total Crime

2012 841 6,364 7,205
2013 741 6,238 6,979
2014 999 6,429 7,428
2015 973 5,918 6,891
2016 975 6,033 7,008
2017 1,015 5,492 6,507
2108 988 5,252 6,240
2019 1,130 5,573 6,703
2020 1,039 4,464 5,503
2021 1,167 4,306 5,473
2022 1,059 5,102 6,161
Source: FBI Uniform Crime Report

Public and Commercial Facilities

Following are brief descriptions of the public and commercial facilities that will serve the

future resident population at The Arbors at Battlefield.
Medical Care: As previously noted, the nearest hospital to the study site is the 310-bed
Chesapeake Regional Medical Center, located at 736 N Battlefield Boulevard, less than three miles

south of the study site.

Community Facilities: The study site’s nearest post office is approximately 0.5 miles

northeast at 1425 N Battlefield Boulevard. Chesapeake Fire Station 4, the closest fire station, is
about 1.2 miles southeast of the study site at 104 Lenore Trail. Additionally, the Greenbrier
Library is roughly 2.7 miles east of the study site at 1214 Volvo Parkway.

Parks and Recreation: Oak Grove Lake Park is the nearest public park to the study site. It

is located just off Volvo Parkway, spans 157 acres, and features a multi-use trail around a 65-acre
lake, scenic open spaces with a play area, a hardwood forest, and wetlands. Picnic tables and
benches along the trail offer a mix of panoramic lake views, forested areas, and opportunities for

wildlife observation.
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Senior Center: The nearest senior center to the study site is the Portlock Senior Center at
1114 Freeman Avenue. The facility includes pool tables, areas for card playing, TVs, and a covered

deck. Memberships are available at no charge to Chesapeake citizens aged 55 and older.

Education: Since The Arbors at Battlefield will cater to seniors, no schools are required to

serve the study site.

Shopping: As noted earlier, the study site is near one of the largest retail concentrations
in the Hampton Roads region and the most extensive in the City of Chesapeake. Major shopping
centers in the immediate area, generally between Greenbrier Parkway in the east and Battlefield
Parkway in the west, are detailed in Table 2. The data show over 1.8 million square feet of multi-

tenant retail space. Notable nearby grocery stores include Kroger, Harris Teeter, and Food Lion.

Table 2: Characteristics of nearbyShopping Centers February 2024
Year Built  Size (Sq. Ft.) Anchors
Big Box/ Grocery Anchors
Greenbrier Marketcenter 1996 493,878 Target, PetSmarHarris Teeter
Battlefield Boulevard Shopping Cent 1992 473,787 Kroger, Swaikag C
Greenbrier South 1988 97,500 Food Lion
Crossways Center 1990 371,735 Marshalls, DSW, TJ Maxx
Volvo Parkway &opping Center 1986/94 62,583 Party City
Smaller Tenants
Battlefield Pointe 2016 10,200 --
Towne Place Shoppes 2016 13,200 --
Towne Place at Greenbrier 2007 78,447 --
Walmart Way Crossing 2005 80,044 --
Greenbrier Village 2003 20,503 --
Shoppes at Greenbrier 1996 40,262 --
Battlefield Marketplace 1995 29,990 =
Greenbrier Station 1984 21,668 --
Eden Way Shoppes 1984 6,787 --
SourceS. Patz & Associatesnc.

In addition to the aforementioned retail centers, free-standing Home Depot and Lowe’s
Home Improvement stores are located on the north and south sides of Volvo Parkway, just east

of the study site.
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Map D displays the locations of community facilities serving the future residents of The
Arbors at Battlefield, highlighting the comprehensive range of essential services available in the

immediate area.
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Map D - The Arbors at Battlefield Community Amenities

The Arbors at Battlefield Development Program

Table 1 provides a detailed description of The Arbors at Battlefield apartment proposal,
including data on apartment unit sizes, unit mix, and proposed rents. All units will be restricted
to seniors, with 129 out of the 183 units set aside for seniors with incomes at or below 60 percent
of the Area Median Income (AMI). The remaining 54 units will be offered at market rents without

income restrictions.
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Table 3 details a mix of 61 one-bedroom units and 122 two-bedroom units. All one-
bedroom units will feature a full bathroom and range in size from 706 to 840 square feet. Of these,
51 units will have income restrictions, and the remaining ten will be available at market rents.
The two-bedroom floorplans will include 102 units with 1.5 bathrooms, encompassing all 78
affordable units and 24 market rate units, ranging from 1,100 square feet for market rate units to
1,140 square feet for affordable units. Additionally, there will be 20 two-bedroom market rate

units with two full bathrooms, each measuring 1,140 square feet.

Also outlined in Table 3 are the proposed rents, which include cold water, sewer, and
trash collection. These rates include a full-size washer and dryer in each unit at no additional cost
to the tenant. The one-bedroom affordable net rent will be $1,077, and the two-bedroom net rent
will be $1,280. Utility costs are based on audits for each apartment unit, with the Utility Allowance

(UA) applicable to electricity, as other utility costs are included in the rent.

For market rate units, one-bedroom apartments will rent for $1,699. The two-bedroom
market rate units will range from $1,850 for those with 1.5 bathrooms to $1,950 for units with 2.0

bathroom:s.

Table 3: Proposed Apartment Unit Characteristics,The Arbors at Battlefield 1/
Units Size (Sq. Ft.) Net Rent Utility Allowance Gross Rent

Market Rate

1BR/ 1BA 10 706-840 $1,699 -- --
2BR/ 1.5BA 24 1,100 $1,850 -- --
2BR/ 2BA 20 1,140 $1,950 -- --
(Subtotal) (54)
60% of AMI
1BR/ 1BA 51 706-840 $1,077 $36 $1,118
2BR/ 1.5BA 78 1,140 $1,280 $56 $1,336
(Subtotal) (129)
Total 183

Notes: 1/ Rentsclude cold watersewer and trash collection.
Source: Marlyn Development Corporation

The market rate apartment units include all utilities except for electricity. These units are

not subject to rent restrictions; hence, the Utility Allowance is not presented.
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HUD Maximum Allowable Rent Comparison

Table 4 shows gross rents for the apartment units with a Utility Allowance (UA) added to
net rents for utility costs for the income-restricted units. The UA was calculated for the sponsor
based on the unit sizes and energy-efficient HVAC systems and appliances. The apartment
buildings will be energy efficient within the Virginia Housing guidelines. The gross rents shown
are compared with the HUD maximum allowable gross rents for the Virginia Beach-Norfolk-
Newport News, VA-NC HUD Metro FMR Area. The comparison shows that based on the

calculated UA, the proposed gross rents are at the maximum allowable rates.

Table 4: Rent Comparison Chart, The Arbors at Battlefield and
HUD Maximum Allowable Rates

The Arbors at Battlefield AUD bilesdil i)
Allowable
Net Rent Utility Allowance Gross Rent
OneBedroom $1,077 $36 $1,113 $1,113
Two-Bedroom $1,280 $56 $1,336 $1,336

Source: HUD and Marlyn Development Corporation

Site Plan and Building Design

Shown next is the site plan for The Arbors at Battlefield. The site plan shows that the
apartments will be accessible from Independence Parkway to the northeast. It will consist of a
single four-story wood-framed structure. Directly north of the independent living facility will be

an assisted living facility of approximately 100 units.

The main entrance will enter the multi-story clubhouse, which will be connected to the
residential wings by a fully enclosed interior corridor. Common area amenities will include
secure building entrances with security cameras and key fob entry. A grand two-story entrance,
lobby, and community room will be on the ground floor. The leasing and management offices
will be located off the main lobby, along with a meeting room, mailroom, and restrooms. The
community will have a media room, fitness center, multipurpose room, business center/library,

beauty salon, and billiards room.
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The community will have ample outdoor space and amenities, including sidewalks
surrounding the building, raised garden plots for resident use, a grilling area, and a dog park.
There will be plentiful on-site parking at a ratio of 1.16 spaces/unit. A community van will be
provided for regularly scheduled outings and shopping trips. An Activity Coordinator will assist
residents in planning events and in encouraging socialization. In addition to the Activities
Coordinator, the community will employ a Manager, Leasing Assistant, Housekeeper, and

Maintenance Technician. At least one employee will be on call 24 hours a day, seven days a week.
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Shown next is an elevation of The Arbors at Battlefield. The proposed apartment units
will be located in a four-story wood-framed elevator-served structure. The building’s exterior
will feature a combination of brick, Hardie plank, and vinyl siding. The structure will have a
central main entrance and two residential wings on each side. The building will include secure

entrances with security cameras and key fob entry.
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Building Floorplans

The following are floor plans for each level in the building. A grand two-story entrance,
lobby, and community room will be on the ground floor. The leasing and management offices
will be located off the main lobby, along with a meeting room, mailroom, and restrooms. The
community will have a media room, fitness center, multipurpose room, business center, library,

beauty salon, and billiards room. Three elevators will service the building.

The floor plans show that the first level will feature 47 apartment units, comprising 20
one-bedroom and 27 two-bedroom units. The second level will house 46 apartment units,
including 15 one-bedroom and 31 two-bedroom units. The third and fourth floors will each
contain 45 units, comprising 15 one-bedroom and 30 two-bedroom units. This total includes six
accessible units on the ground floor (two one-bedroom and four two-bedroom) and four

accessible units on the second level (two one-bedroom and two two-bedroom).
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FIRST FLOOR PLAN - OVERALL

Ground Level Bﬁilding Floorplan '
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SECOND FLOOR PLAN - OVERALL
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Second Level Building Floorplan
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THIRD FLOOR PLAN - OVERALL
Rk

Third Level Building Fldorplan
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Fourth Level Building Floorplan
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Apartment Unit Floor Plans

Next shown are typical unit floor plans. All units at The Arbors at Battlefield will be
equipped with emergency pull cords in the bedrooms and bathrooms. The bathrooms will
contain one-piece shower or tub fixtures with grab bars. Showers will have molded seats. The
living area will have a central kitchen with an island, an electric range, a refrigerator, a
dishwasher, and a garbage disposal. Full-size washers and dryers will be provided in each unit.
All units will have central air conditioning. Flooring will be carpeted in the bedrooms, with high-
quality wood-grained vinyl for kitchens, foyers, living rooms, and bathrooms. All floor plans will
include a walk-in bedroom closet and a coat closet. Units will offer private outdoor space such as

a balcony or patio.
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Development Costs

The total development cost for constructing The Arbors at Battlefield is approximately

$37.6 million, or $206,336 per apartment unit.

Market Area Definition

The market area of a housing development is a specific geographic region analyzed for
housing demand. It considers factors such as the availability and accessibility of amenities,
employment centers, transportation options, and the region’s economic and demographic
characteristics. This area is crucial for assessing housing supply and demand, evaluating rent

trends, vacancy rates, and other housing market indicators.

For The Arbors at Battlefield, the market area is defined as the City of Chesapeake and
adjacent census tracts within the south sides of Portsmouth and Norfolk, as depicted in Map E
below. This delineation was determined through interviews with property managers from
various affordable and market rate, age-restricted apartment communities in the region.
Management at various apartment communities under study, both market rate and affordable,

note that the vast majority of their tenants originate from Chesapeake and neighboring locations
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in adjacent cities. They note that they primarily compete with other senior properties within this
part of the region. The area is attractive due to its proximity to adult children or previous

residency, a factor that is particularly true for the retired military population.

Although Virginia Beach is located relatively close to The Arbors at Battlefield site, S. Patz
& Associates interviewed on-site management at three age-restricted apartment complexes in the
western part of the city—Lynnhaven Cove, 900 Acqua, and Jamestown Commons. These
management teams unanimously reported that they do not compete with the Greenbrier area of
Chesapeake and primarily generate demand from within Virginia Beach itself. Thus, neighboring
locations within Virginia Beach were excluded from the market area to avoid overstating

demand.

Much of the market area to the south is rural and sparsely developed, including the Great
Dismal Swamp, which is not developable. However, management at area age-restricted
apartment communities notes that seniors in this part of the Chesapeake have traditionally

relocated northward when seeking age-restricted housing.

Specifically, the market area’s southern boundary is the south side of Chesapeake, which
borders North Carolina. The market area’s western boundary is the Chesapeake-Suffolk
boundary. Its northern boundary is generally the James River, while its eastern boundary is
defined as its boundary with Virginia Beach. The 2020 U.S. Census tracts that comprise the market

area are listed in Table 11.
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Map E - The Arbors at Battlefield Market Area

Market Area Economic Overview

This section of the market analysis provides an economic overview of the City of
Chesapeake. It examines three key economic factors: (1) at-place job growth, (2) employment and
labor force trends, and (3) active development plans anticipated to stimulate new at-place job and
employment growth. Additionally, this section includes data on the largest employers in the

County, WARN (layoff) notices, travel time to work, and wages by occupation. These factors are
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critical in assessing the economic stability of the market area and its capacity for new investments,

especially in housing.

Central to this analysis is that job growth fuels increases in population and households,
thereby driving demand for housing units, particularly rental housing. Therefore, establishing
the economic stability of the market area is a vital aspect of understanding the demographic

growth within the market area.

While the proposal targets active seniors capable of living independently —with most
likely no longer in the workforce —the market area’s economic evaluation remains pivotal. It
serves as a critical indicator for gauging support for new age-restricted housing by revealing the
economic stability within the market area. A stable marketplace will entice new seniors,
reassuring them that their families will likely remain in place. Similarly, seniors are more inclined
to stay in the market area if their families are gainfully employed and are expected to maintain

such employment.

The data are presented for Chesapeake, which is identified as the primary jurisdiction for
studying new job creation and employment growth. Adjacent areas of Norfolk and Portsmouth

are largely developed, offering limited land availability for new business sites or expansions.

At-Place Jobs

At-place jobs are those located within the boundaries of the City of Chesapeake.
According to data in Table 5, there were approximately 105,540 jobs at the end of 2019, before the
COVID-19 pandemic. This figure represents an increase of about 1,290 jobs from the previous

year and nearly 3,050 since 2017.

Data in Table 5 also show that the City experienced significant job declines in 2020, almost
exclusively due to the COVID-19 pandemic. Total at-place jobs contracted by 3.1 percent that
year, with a loss of over 3,200 jobs. The heaviest job losses were concentrated in the service sectors,
most notably the Retail Trade and Accommodations/Food Services sectors. However, many of

these job losses are expected to be temporary. The data indicate that a recovery began in 2021,
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with at-place jobs climbing by nearly 1,100, or an increase of 1.1 percent. The recovery continued
into 2022 with the creation of nearly 2,600 new jobs. Thus, the year-end 2022 at-place job totals
exceed the pre-pandemic peak by almost 480.

The largest employment sector in Chesapeake is the Retail Trade sector, with 13,780+ jobs
as of year-end 2022. This sector has lost over 2,000 jobs since 2017, the most significant number in
the City over the past five years. Most of these job losses occurred in 2020 due to the pandemic.
Employment in the Retail Trade sector expanded by over 160 in 2021, in line with overall job
recoveries in the City. Major retail employers in Chesapeake include Walmart, Food Lion, Home

Depot, Kroger, and Lowe’s Home Improvement, most of which are located near the study site.

The local government sector is the second-largest employment sector, with 12,340+ jobs
as of year-end 2022. Over 6,200 of these jobs are associated with Chesapeake Public Schools.
Employment in Local Government has declined by approximately 120 people since 2017.

Health Care is the next largest employment sector in the City, accounting for nearly ten
percent of citywide employment. With over 2,200 new jobs added since 2017, this is the fastest-
growing employment sector in Chesapeake. There were some job losses in this sector in 2020, but
these declines were fully offset by the 420+ new Health Care jobs added in 2021 and 150 new jobs
in 2022. Several of the City’s larger employers are associated with the Health Care sector,

including Chesapeake Regional Medical Center and Sentara Health System.

The data in Table 5 show that several employment sectors have added a considerable
number of new jobs since 2017 despite the job losses that occurred during the pandemic. Apart
from the growth in the Health Care sector, 11 other employment sectors have recorded net job
growth during this period. These include Transportation/Warehousing (1,882 jobs added),
Management of Companies (1,115 jobs added), Education (813 jobs added), Construction (646
jobs added), Manufacturing (567 jobs added), Finance/Insurance (419 jobs added),
Arts/Entertainment/Recreation (261 jobs added), Real Estate (101 jobs added), Federal
Government (97 jobs added), Wholesale Trade (68 jobs added), and Mining (16 jobs added).
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Apart from the Retail Trade sector, the employment sector with the heaviest job losses
since 2017 is the Professional/Technical Services sector, with over 1,000 fewer jobs at the year-
end of 2022 compared to the year-end of 2017. Other sectors with job losses during this period
include Other Services (706 jobs lost), Accommodations/Food Services (342 jobs lost), State
Government (269 jobs lost), Information (204 jobs lost), Agriculture (141 jobs lost), Local
Government (119 jobs lost), and Utilities (12 jobs lost). Job gains in other employment sectors fully

offset these job losses.

Table 5: Trends in Average AtPlace Jobs, City of Chesapeake, VA, 2032022

Industry 2017 2018 2019 2020 2021 2022 Net Change
Agriculture 154 141 149 123 119 13 -141
Mining 67 71 62 62 61 83 16
Utilities 133 137 129 113 115 121 -12
Construction 8,569 8,680 8,783 9,068 8,996 9,215 646
Manufacturing 4,372 4,484 5,142 5,136 4,907 4,939 567
Wholesale Trade 3,846 3,931 3,904 3,701 3,796 3,914 68
Retail Trade 15,816 15,579 15,523 14,920 15,084 13,737 -2,079
Transportation/ Warehousing 4,286 4,506 4,349 4,593 4,829 6,168 1,882
Information 2,277 2,273 2,120 2,086 2,072 2,073 -204
Finance/lnsurance 3,465 3,464 3,425 3,471 3,641 3,884 419
Real Estate 1,346 1,359 1,376 1,316 1,383 1,447 101
Professional/Technical Services 8,356 7,207 7,222 7,390 7,453 7,335 -1,021
Management of Companies 1,129 1,787 1,942 2,435 2,156 2,244 1,115
Administrative/ Waste Services 7,055 7,407 7,428 6,616 6,237 6,867 -188
Education 968 931 927 905 1,556 1,781 813
Health Care 7,308 8,605 9,044 8,970 9,393 9,543 2,235
Arts/ Entertainment/ Recreation 950 916 985 942 1,084 1,211 261
Accommodations/ Food Service 9,753 9,833 10,039 8,722 8,974 9,411 -342
Other Services 3,985 4,081 4,098 3,128 3,089 3,279 -706
Local Government 12,461 12,641 12,717 12,379 12,265 12,342 -119
State Government 1,876 1,823 1,764 1,749 1,666 1,607 -269
Federal Government 1,144 1,186 1,198 1,234 1,212 1,241 97
Total 99,486 101,245 102,535 99,334 100,419 103,011 3,525
Notes: ND = Data do not meet BLS or State agency disclosure standards.

Source: United States Department of Labor, Bureau of Labor Statistics

Although data for year-end 2023 are not yet available, the most recent employment figures
as of June 2023 indicate a continued upward trend in at-place jobs. The number of at-place jobs

has risen to 104,253, marking an increase of 1,242 jobs compared to the year-end 2022 figures.

MARKET ANALYSTSHE ARBORS AT BATTLEFEHBESAPEAREA PAGBO0OOF71
S. PATZ & ASSOCIATES, W@/W.SPATZANDASSOCIATES.CO8#421-8101 CONTACT@SPATZANDASSOCIATES.COM


http://www.spatzandassociates.com/

Employment and Labor Force

Employment differs from at-place jobs in that it refers to the number of residents in the
market area who are employed, regardless of their job location. In contrast, at-place jobs are tied
explicitly to the location of employment within the market area. The data presented here are

current as of year-end 2022, covering both Employment and Labor Force metrics.

Before the pandemic, between 2017 and 2019, the City of Chesapeake experienced a net
increase in employment of approximately 3,660 jobs. The fact that employment gains surpassed
the total number of at-place jobs indicates some net out-commuting to other jurisdictions,
primarily other employment centers within the Hampton Roads Region. According to Table 6,
the unemployment rate in 2019 was a low 2.8 percent, down from 3.7 percent in 2017. This low
unemployment rate implies that future job growth will likely draw new residents to the market

area.

However, the onset of the pandemic in 2020 led to a notable decline in total employment
by approximately 6,570, raising the unemployment rate from 2.8 percent in 2019 to 6.3 percent in
2020. Data for 2021 show a rebound, with employment increasing by over 2,700 jobs. This upward
trend continued into 2022, with an additional increase of over 3,200 jobs. This growth means that
the number of jobs in 2022 exceeded the 2017 level by over 3,000, though it was still slightly below
the pre-pandemic peak by 650.

Table 6: Trends in Employment and Unemployment,
City of Chesapeake, VA, 201-2022

Labor Force Employment Unemployment Percent Unemployed

2017 122,020 117,462 4,558 3. ™
2018 122,800 119,058 3,742 3.0%
2019 124,674 121,122 3,552 2.8%
2020 122,286 114,549 7,737 6.3%
2021 121,943 117,268 4,675 3.8%
2022 124,126 120,472 3,654 2.%%
Net Change 2,106 3,010 -904 -0.8%

Source: United States Department of Labor, Bureau of Labor Statistics
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Major Emplovyers

Table 7 lists the 15 largest employers within the City of Chesapeake, showcasing a diverse

array of industries, with local government, health care, and professional services being

particularly prominent.

Table 7: Major Employers, City of Chesapeake, VA, June 2023

Company Name
Chesapeake City Public School Board

City of Chesapeake

Sentara Healthcare

Walmart

Amazon Fulfillment Services

Dollar Tree Management

Food Lion

Anthem

Cox Communications Hampton

United Services Automobile Association (USAA)
MAC Services

Industry
Local Government

Local Government
Health Care
Retail
Warehousing
Headquarters
Retail
Professional Services
Professional Services
Financial Services
Professional Services

QVC Chesapeake Professional Services
Norfolk Cent YMCA Nonprofit

Fiserv Solutions Inc. Professional Services
Dollar Tree Store Headquarters

2nd Quarter (April, May, June) 2023.

Source: Virginia Employment Commission, Economic Information & Analytic
Quarterly Census of Employment and Wages (QCEW),

Travel Time to Work

The data in Table 8 categorize the total number of households in the City of Chesapeake

based on their commuting time to work. The shortest commutes, lasting less than five minutes,

are experienced by 1.3 percent of households. The most common travel time is 30 to 34 minutes,

accounting for 17.2 percent of households. Commutes of 15 to 19 minutes and 20 to 24 minutes

are also significant, comprising over 16 percent of the total. The longest commutes, of 90 or more

minutes, are the least common, making up 1.5 percent of households.
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Table 8: Travel Time to Work, City of Chesapeake, VA
Driving Time Total Households Percent of Total
Less Than 5 Minutes 1,477 1.3%
5 To 9 Minutes 7,474 6.7%
10 To 14 Minutes 12,704 11.4%
15 To 19 Minutes 18,396 16.5%
20 To 24Minutes 18,188 16.3%
25 To 29 Minutes 9,350 8.4%
30 To 34 Minutes 19,186 17.2%
35 To 39 Minutes 4,667 4.2%
40 To 44 Minutes 5,007 4.5%
45 To 59 Minutes 10,017 9.0%
60 To 89 Minutes 3,238 2.9%
90 Or More Minutes 1,676 1.5%
Total 111,380 100.0%
Source: U.S. Census Bureau, ACS 2(2 Year Estimates)

Wages by Occupation

Table 9 details employment and wage statistics across various sectors in the City of
Chesapeake. It lists the number of employees, their average weekly wages, and average annual

pay in specified industries.

The data show that Retail Trade and Health Care are significant sectors, employing 13,737
and 9,543 individuals, respectively, with average annual pay of $36,696 and $52,356. The
Manufacturing sector also stands out with 4,939 employees and an average annual pay of $71,176.
Noteworthy is the Mining sector, which, despite its small workforce of 83 employees, offers a
high average annual pay of approximately $94,553. On the contrary, the
Arts/Entertainment/Recreation sector has a modest workforce size of 1,211, with the lowest
average annual pay at about $19,159. In total, the table accounts for 103,011 employees in the City
of Chesapeake, with an average weekly wage of $1,033 and an average annual pay of $53,715.
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Table 9: Wages by OccupationCity of Chesapeake Virginia, 2022

Number of Average Average

Employees  Weekly Wage Annual Pay
Agriculture 13 $624 $32,445
Mining 83 $1,818 $94,553
Utilities 121 $2,064 $107,351
Construction 9,215 $1,265 $65,779
Manufacturing 4,939 $1,369 $71,176
Wholesale Trade 3,914 $1,451 $75,477
Retail Trade 13,737 $706 $36,696
Transportation/ Warehousing 6,168 $1,066 $55,427
Information 2,073 $1,201 $62,443
Finance/Insurance 3,884 $1,526 $79,338
RealEstate 1,447 $1,093 $56,819
Professional/Technical Services 7,335 $1,580 $82,141
Management of Companies 2,244 $1,687 $87,709
Administrative/ Waste Services 6,867 $811 $42,148
Education 1,781 $712 $37,033
Health Care 9,543 $1,007 $52,356
Arts/ Entertainment/ Recreation 1,211 $368 $19,159
Accommodations/ Food Services 9,411 $415 $21,587
Other Services 3,279 $859 $44,651
Local Government 12,342 $1,055 $54,885
State Government 1,607 $974 $50,645
Federal Government 1,241 $1,336 $69,454
Total 103,011 $1,033 $53,715
Source: United States Department of Labor, Bureau of Labor Statistics

Economic Development Activity

The following paragraphs outline significant new developments in the City of
Chesapeake that are either recently completed, currently underway, or planned. These
developments are poised to bolster the local job market with at least 1,800 new positions,
conservatively omitting more minor retail roles, temporary construction jobs, and spinoff jobs.
Additionally, this estimate does not account for smaller office leases not tracked by local or state

economic development agencies.

A Veterans Administration: Construction is ongoing on a 196,000+ square foot Community-
Based Outpatient Center adjacent to Chesapeake Regional Medical Center. The facility is
expected to open in the fall of 2024. The new facility is expected to generate approximately
400 new jobs.

A Hampton Manor of Chesapeake: Construction was completed in early-2023 on this 96-
unit assisted living facility at 1909 Edinburgh Parkway, including 30 memory care units.
The assisted living component contains a mix of studio, one- and two-bedroom units,
though most have one-bedroom floorplans.
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A Publix: This grocery store announced in June 2023 that it would open a 48,340 square foot
full-service grocery store at the Northeast corner of Cedar Rd. and Dominion Boulevard
in Chesapeake by early-2025.

A Dick’s House of Sport: Construction was completed in the summer of 2023 on a larger
90,000 square foot model of Dick’s Sporting Goods complete with batting cages, a
climbing wall and simulators in the Greenbrier Square Shopping Center off Sentinel
Drive.

A Fairbanks Morse Defense: This naval engine supplier announced plans in August 2022
to construct a service and training center that is expected to create 50 jobs. The 45,000+
square foot facility will be located at 733 Curtis Saunders Court. The facility opened in the
summer of 2023.

A Cross General Contractors. This site, located at 828 Bedford Street, is proposed to be
developed with a 5,000+ square foot general contractors” office and a 10,000+ square foot
warehouse on a 3.36-acre parcel.

A Amazon: Construction was completed in August 2022 on its new processing facility in
Chesapeake, the company’s first cross-dock fulfillment center in Virginia. The facility,
located at 5045 Portsmouth Boulevard, employs 1,000 people.

A Kamine Development Corp. and Nicollet Industries LLC: These two sustainable
development companies announced in January 2022 that they would establish a joint
venture paperboard recycling and production facility in Chesapeake, a project expected
to create 210 jobs. The 335,000+ square foot Celadon Development Corp. facility will be at
the Chesapeake Deepwater Terminal site. The joint venture will convert recycled mixed
paper and corrugated cardboard into reusable fiber sheets to supply middle-market paper
manufacturers in China.

Given the robust job creation trends detailed in Table 5, it is reasonable to anticipate that
the job growth in Chesapeake will exceed the above developments. It is important to recognize
that this forecast is conservative, as it does not include smaller-scale job announcements or the
incremental expansions characteristic of organic business growth within the city. While
individually modest, these developments contribute to Chesapeake's economic vitality and can
significantly augment employment figures when considered collectively. Local and state
economic development agencies, which tend to focus on larger-scale projects, often do not track
these smaller yet critical increments of job creation. Therefore, the actual employment growth in

the City could be substantially higher.
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WARN (Layoff) Notices

WARN Notices, which stand for Worker Adjustment and Retraining Notification, are a
federally mandated legal requirement for employers in Virginia. Originating from the WARN
Act, this mandate requires employers to provide advance notification in situations involving
qualified plant closures and mass layoffs. This proactive measure prepares and supports
employees through such significant transitions. An analysis of WARN notices in Chesapeake
identified only two announcements impacting 127 jobs since January 2023. New and expanding

employers in the City fully offset these layoffs.

Table 10;: WARN Notices, City of Chesapeake Virginia, 20232024

Company Industry Jobs Lost Impact Date
Yellow Trucking Trucking 37 July 2023

Dollar Tree Headquarters 90 June 2023
Total 127

SourceVirginia Employment Commission
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Section II: Apartment Market Analysis

The following market study section is the supply/demand analysis for the 183 units that
will make up The Arbors at Battlefield upon completion. Section II is segmented into two parts.
The initial part conducts a demographic analysis, calculating the quantity and growth of senior
renter households in two income categories at the apartment complex. The income brackets
analyzed correspond to renter households capable of affording rents in both the affordable units
(60% of Area Median Income) and the market rate units. The forecast date is 2028, per Virginia

Housing guidelines.

The second part of Section II involves an analysis of competitive age-restricted apartment
communities within the defined market area. Fourteen apartment properties were identified for
this study, encompassing a mix of fully affordable, mixed-income, and market rate apartment
communities. This analysis aims to assess the depth of the age-restricted apartment market in the
City of Chesapeake. These apartment properties were evaluated based on occupancy, rent, unit,
property features, and characteristics, and curb appeal. They are compared with The Arbors at

Battlefield development program to determine its competitive market position.

Market Area Demographic Analysis

The demographic analysis of the market area is presented in the following subsection.
This analysis examines the market area for population and household trends and projections,
focusing on the senior population and, more specifically, the senior renter population that would
constitute the target markets for The Arbors at Battlefield. Also included in this subsection are
data on rent-overburdened households, households living in substandard housing, and trends in

building permits within the market area.

Population Trends and Projections

As of 2023, the estimated population of the market area is 331,120. Since 2010, the market

area’s population has increased by over 31,000 due to significant housing unit development,
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particularly in the Chesapeake portion of the market area. This increase translates to an average

annual population growth of over 2,400 over the past 13 years.

Compared to the annualized population growth rate of approximately 2,020 during the
2000s, this level of growth post-2010 has been strong. This consistent population increase is
primarily attributed to job growth in the area, both in Chesapeake and in other cities within the
Hampton Roads Region, which support a substantial commuter base within the market area.
Based on past trends and accounting for local economic development activity, the market area is
projected to house a population of approximately 343,170 by 2028, indicating an anticipated

increase of around 12,050.

Table 11: Trends and Projections of Population and Households,
The Arbors at Battlefield Market Area, 1990-2028

1990 2000 2010 2023 2028
Market Area Populatiot/ 242078 279578 299798 331,120 343,170
Group Quarters Population 4,768 6,514 6,728 6,800 7,000
Household Population 237,310 273,064 293,070 324,320 336,170
Persons Per Household 2.77 2.70 2.67 258 258
Total Households 85,536 101048 109585 125,58 130,478
Renter Households 30,363 31,998 35,42 42,012 43,756
Percent Renter Households 35.5% 31.7% 32.3% 33.5% 33.5%
Owner Households 55,173 69,055 74,161 83,571 86,72

Percent Owner Households 64.5% 68.3% 67.7% 66.6% 66.5%

Notes: 1/ Includes the following 2020 U.S. Census tracts in the City of Portsraa0th:
2103, 2104, 2105, 2106, 2109, 2111, 2114, 2115, 2116, 2117, 2118, 2119,
2121, 2123, 2124, 2125, 2126, 2127.01, 2127.02, 2128.01, 2128.02, 2129,
9801Includes the following 2020 U.S. Census tracts in the City of Narfsik
51.

Source: U.S. Census Bureau; Weldon Cooper Center for Public Service;
Ribbon Demographics; S. Patz & Associates, Inc.

Group Quarters Population

The market area has a modest Group Quarters population, estimated at 2.1 percent of the
general population in 2023. A significant portion of the Group Quarters population comprises
inmates at the Indian Creek Correctional Center, which houses over 1,000 inmates. A smaller

segment is comprised of seniors in nursing facilities. Persons in Group Quarters have been
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subtracted from the total population to determine the Household Population, which forms the

basis for analyzing housing unit demand.

Households

As of 2023, the market area is estimated to have approximately 125,580 households,
representing an increase of nearly 16,000 households from 2010 and just over 24,500 households
since 2000. The net increase in households over this period results from new housing unit
construction. The continuation of past trends is projected to expand the number of market area

households to approximately 130,480 by 2028.

Data in Table 11 also indicate that the market area has a relatively large average household
size of 2.58 in 2023. This average household size suggests a significant homeownership market
characterized by an abundance of single-family homes and townhomes occupied predominantly
by families. The average household size has gradually decreased since the 1990s, reflecting an
aging population and the impact of new apartment unit development, particularly those with

predominately one- and two-bedroom units.

Renter and Owner Households

Table 11 also presents trend data and projections for the household composition within
The Arbors at Battlefield market area from 1990 to 2028. The data show that from 1990 to 2023,
there has been a consistent increase in both renter and owner households. Renter households
grew from 30,363 (representing 35.5 percent of total households) in 1990 to 42,012 (33.5 percent)
in 2023. The number of renter households in the market area is projected to increase to 43,756

(33.5 percent) by 2028.

Concurrently, owner households increased from 55,173 (64.5 percent of total households)
in 1990 to an estimated 83,571 (66.6 percent) in 2023. A further slight decrease in their proportion
is expected by 2028 to 86,722 (66.5 percent). This trend indicates a gradual increase in the
proportion of renter households over the years, although owner households continue to

constitute the majority of the occupied housing units. The total number of households is projected
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to rise from 85,536 in 1990 to 130,478 by 2028, signifying overall growth in housing demand in

the market area.

General Senior Demographics

Table 12 below outlines the trends and projections for the senior population and
households within The Arbors at Battlefield market area. The target age group for the age-
restricted apartment market under study is seniors over the age of 62. Although younger adults
between the ages of 55 and 61 are often permitted to rent in senior apartment facilities, this
segment of the adult population makes up only a small portion of the number of seniors who

occupy apartments of the type under study. Including these ages risks overstating demand.

The data show a pronounced increase in both the number and proportion of the senior
population since 1990. Specifically, the senior population has grown from 32,129, constituting
13.3 percent of the total market area population in 1990, to an estimated 61,519, representing 18.6
percent in 2023. This trend is expected to continue, with the senior population projected to reach

approximately 69,264, or 20.2 percent of the market area population, by 2028.

Similarly, the proportion of senior households has significantly increased, rising from 23.1
percent of total households in 1990 to an estimated 31.6 percent in 2023. A further increase to 34.3
percent is projected by 2028. Additionally, there has been a substantial relative increase in senior
renter households, growing from 16.7 percent of renter households in 1990 to an estimated 21.8
percent in 2023, with projections reaching 24.2 percent by 2028. The key takeaway from this data
is the significantly growing presence of the senior demographic within the market area,

indicating a rising demand for age-restricted housing.
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2010 2023
299798 331,120
109585 125,58
35420 42,012
41,87 61,519
14.0%  18.6%
27,11 39,73
24.7%  31.6%

57% 9,157
16.4%  22.0%

2028
343,170
130,478
43,756

69,264
20.2%
44,724
34.3%
10,570
24.2%

Table 12: Trends and Projections of Senior Population and Households,
The Arbors at Battlefield Market Area, 19962028
1990 2000
Market Area Population 242078 279578
Total Households 85,536 101048
Total Renter Households 30363 31,98
Senior Demographicg62+)
Senior Population 32,129 35,830
Percent of Total Population 13.3% 12.8%
Senior Households 19,78 22356
Percent of Total Households 23.1% 22.6%
Senior Renter Households 5,071 4,968
Percent of Renter Households 16.7% 15.5%
Source: U.S. Census Bureau; Weldon Cooper Center for Public Service;
Ribbon Demographics; S. Patz & Associates, Inc.

Target Senior Market Demographics

Table 13 below presents data on the number of senior households in the market area

within the two income categories under study. In line with Virginia Housing guidelines, the

maximum rent-to-income ratio permitted for senior apartment proposals is a 40 percent rent-to-

income ratio. The maximum allowable income for the income-restricted apartment units is based

on the HUD maximum allowable income for a two-person household. Although the market rate

units will not have maximum income limits, a conservative estimate of 120 percent of the Area

Median Income is utilized.

Projections in these demographics are detailed in the paragraphs below:

A Market Rate Units: For the market rate units, absent income restrictions, the target market
includes senior-headed households earning annual incomes between $50,970 and $95,040
when reported in constant 2024 dollars. The data show that there were 1,711 senior renter
households within this income range in 2023, accounting for 4.3 percent of total senior
households and 18.7 percent of senior renter households. This housing market segment is
projected to increase by 371 households by 2028 to a total of approximately 2,082

households.

A Affordable Units: For the units with rents restricted to households earning 60 percent of
AM], the target market encompasses senior-headed households with annual incomes
ranging between $32,310 and $47,520 when reported in constant 2024 dollars. The upper
range is the maximum allowable income for a two-person household per HUD guidelines.
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The estimated number of senior renter households falling within this income category in
2023 is 1,170, or 3.0 percent of senior households and 12.8 percent of senior renter
households. By 2028, this total is projected to reach approximately 1,285 households, an

increase of about 115 households.

Table 13: Trends and Projections of Senior Population and Households by Income

The Arbors at Battlefield Market Area, 20232028

(Constan024Dollars)

2023 2028 Net Change
Market Area Households 125,58 130,478 4,895
Senior Households 39,723 44,724 5,001
Market Area Renter Households 42,012 43,756 1,744
Senior Renter Households 9,157 10,570 1,413
Target Market
Market Rate Units ($50,97$95,040)
Total Renter Households 1,711 2,08 371
Percent of Total Households 1.3% 1.6%
Percent of Senior Households 4.3% 4.7%
Percent of Renter Households 4.1% 4.8%
Percent of Senior Renter Householc 18.7% 19.7%
60% of AMI ($32,30-$47,520)
Total Renter Households 1,170 1,286 115
Percent of Total Households 0.9% 1.0%
Percent of Senior Households 3.0% 2.9%
Percent of Renter Households 2.8% 2.9%
Percent of Senior Renter Householc 12.8% 122%

Source: U.S. Census Bureau; Weldon Cooper Center for Public Service;
Ribbon Demographics; S. Patz & Associates, Inc.

Senior Homeowners Likely to Convert to Rental Housing

Per Virginia Housing guidelines, the market study may assume that up to 20 percent of

total demand can be generated from homeowners who convert to rental housing. To adopt a

conservative approach, we have estimated that 5.0 percent of the number of income-qualified

senior homeowners in the market area may convert from homeownership to renting. For the

market rate units, this equates to 442 households. For the affordable units, this equates to 203

households. Combined, this equals 645 households.
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Table 14: Estimates of Owner Households Likely to Convert to Rental Housing
The Arbors at Battlefield Market Area, 2023

Market Rate 60% of AMI
Income Band $50,970$95,040 $32310-$47,520
Number of Senior Renter Households 8,833 4,054
Percent Likely to Convert to Rental Housing 5.0% 5.0%
Number Likely to Convert to Rental Housing 442 203

Source: Ribbon Demographics

Senior Renter Households by Size

Table 15 presents data on the composition of senior renter households by size within The
Arbors at Battlefield market area. It shows that one-person households are the most common,
constituting 57.9 percent of total senior renter households. This is followed by two-person
households, which make up 25.2 percent. The table continues to list household sizes in decreasing
order of prevalence, with three-person households comprising 10.0 percent and four-person
households representing 3.3 percent. Senior-headed households with five or more persons

account for 3.6 percent of the total senior renter households in the market area.

Table 15: Senior Renter Households (62+)y Household Size,
The Arbors at Battlefield Market Area, 2023

Total Households Percent of Total

1-Person Household 5,301 57.9%
2-Person Household 2,308 25.2%
3-Person Household 914 10.0%
4-Person Household 302 3.3%
5-or-More Person Household 332 3.6%
Total Renter Households 9,157 100.0%

Source RibbonDemographics

Rent Overburdened Senior Households

Renter households are considered to be rent overburdened if they pay more than 35
percent of their gross income (or 40 percent for seniors) toward gross rent, including rent plus
utility costs. This indicates that the household does not have sufficient income to afford rental
housing comfortably. Rent overburdened households are often concentrated in the lowest income
ranges but can also be observed in private, market rate housing. This is a primary indicator of a

need for new affordable rental housing in the market area.
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Data in Table 16 show that 49.5 percent of renter households over the age of 62 allocate
more than 35 percent of their household income toward gross rent. Based on this data from the
American Community Survey, S. Patz & Associates estimates that 42.1 percent of senior
households allocate more than 40 percent of their household income toward gross rent. This

equates to 3,254 senior renter households.

Table 16: Age of Householder by Gross Rent as a Percentage of Household Incgr
The Arbors at Battlefield Market Area
Total Households Percent of Total
Householder 62 Years and Ovet 7,736 100.0%
Less Than 20.0 Percent 1,349 17.4%
20.0 To 24.9 Percent 578 7.5%
25.0 To 29.9 Percent 878 11.3%
30.0 To 34.9 Percent 434 5.6%
35.0 Percent Or More 3,828 49.5%
Not Computed 669 8.6%
40.0 Percent or More 3,254 42.1%
Source: U.S. Census Bureau, AZ®2(5-Year Estimates)S. Patz & Associates

Seniors in Substandard Housing

Table 17 provides a detailed quantification of households in the market area living in
substandard housing. This analysis focuses on two key aspects: the availability of plumbing
facilities and the density of occupants per room. Households are categorized into those with
complete plumbing facilities and those without. Additionally, the data segments these categories
based on occupancy density, grouped as 1.00 or fewer, 1.01 to 1.50, and more than 1.51 occupants
per room. In this context, substandard housing is identified as households lacking complete
plumbing facilities or facing overcrowding, defined as having more than 1.01 occupants per

room.

According to the Census data, 2,361 households fall under these criteria, of which 1,628
are renter households, constituting 4.0 percent of market area renter households. The same survey
shows that 19.1 percent of market area renter households are identified as senior-headed
households. Applying this ratio to the count of renter households in substandard housing equates

to 311 senior-headed renter households, 4.0 percent of senior households in the market area.
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Table 17: Households with Substandard Housing
The Arbors at Battlefield Market Area

Total Households Percent of Total

Owner Occupied

Complete Plumbing Facilities: 82,868 67.2%
1.00 Or Less Occupants Per Room 82,718 67.1%
1.01 To 1.50 Occupants Per Room 82,135 66.6%
1.51 Or More Occupants Per Room 422 0.3%

Lacking Complete Plumbing Facilities: 161 0.1%
1.00 Or Less Occupants Per Room 150 0.1%
1.01 To 1.50 Occupants Per Room 150 0.1%
1.51 Or More Occupants Per Room 0 0.0%

(Subtotal) (82,868) (67.2%)
Renter Occupied

Complete Plumbing Facilities: 40,109 32.5%
1.00 Or Less Occupants Per Room 38,822 31.5%
1.01 To 1.50 Occupants Per Room 1,018 0.8%
1.51 Or More Occupants Per Room 269 0.2%

Lacking Complete Plumbing Facilities: 341 0.3%
1.00 Or Less Occupants Per Room 334 0.3%
1.01 To 1.50 Occupants Per Room 0 0.0%
1.51 Or More Occupants Per Room 7 0.0%

(Subtotal) (40,450) (32.8%)
Total 123,318 100.0%
Senior Renters (62+) 7,736 6.3%

Lacking Complete Plumbing 491 0.4%
With Plumbing but Overcrowded 1,870 1.5%
Total Substandard Housing 2,361 1.9%
Rental Substandard Housing 1,628 4.0%
Senior Rental Substandard Housing 311 4.0% 1/

Notes: 1/ As a percentage of senior renter householdstfresame survey.
Source: U.S. Census Bureau, ACS 202¥ ¢ar Estimates); S. Patz & Associates, In

Residential Building Permits

Table 18 provides data on residential building permits issued in the City of Chesapeake
from 2013 to 2022. The data show that 12,083 building permits were issued over these ten years,
with over 80 percent of these permits issued for single-family homes. Multi-family buildings with

five or more units accounted for over 19 percent of the building permits issued during this period.
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Table 18: Residential Building Permits,

City of Chesapeake, Virginia,20132022
Year 1-Unit 2-Units 3-4 Units 5+ Units  Total Units
2013 911 16 0 687 1,614
2014 846 6 8 735 1,595
2015 1,097 0 0 40 1,137
2016 977 6 4 218 1,205
2017 1,077 2 0 86 1,165
2018 921 0 0 0 921
2019 991 0 0 110 1,101
2020 1,128 0 0 0 1,128
2021 942 8 0 0 950
2022 834 0 0 433 1,267
Total 9,724 38 12 2,309 12,083
Average 972 4 1 231 1,208
Percent of Total 80.5% 0.3% 0.1% 19.1% 100.0%
Source: U.S. Census Bureau Building Permits Survey

Competitive Age-Restricted Apartment Market

This subsection analyzes the 14 age-restricted apartment properties identified within the
market area, deemed most competitive with The Arbors at Battlefield. The data presented for
each apartment community includes the construction date, current occupancy levels,
characteristics of apartment units, the mix of units, and project amenities. These data points are
compared with The Arbors at Battlefield proposal to determine its competitive positioning and
market support, which are essential for establishing competitive rents and assessing market

demand.
The analysis excludes age-restricted apartment properties with deep rent subsidies, in
which tenants contribute 30 percent of their income towards rent. These target households with

lower incomes and thus would not compete with The Arbors at Battlefield.

Characteristics of the Age-Restricted Apartment Market

Table 19 below provides data on the market area's existing competitive age-restricted
apartment communities. This total includes three mixed-income communities, six fully affordable
apartment communities, two market rate apartment communities without services, and three

more expensive age-restricted communities offering a full array of services such as daily meals
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and weekly housekeeping. As will be shown, these full-service communities generate
considerably higher rents and typically attract older seniors who require more services compared

to the more active senior demographic.

Arbors at Western Branch is the newest community under study, having opened in
September 2022, with the last certificate of occupancy issued in mid-November 2022. It offers a
mix of 33 affordable units restricted to 50% of AMI alongside 129 market rate units. This
community design closely resembles The Arbors at Western Branch as it was built by the same
developer, thus sharing many features proven successful in the Chesapeake market. At project
opening, 119 of the units were pre-leased, achieving full occupancy by April 2023. Notably, all
the affordable units and 86 of the market rate units were pre-leased before delivery. The
community is fully occupied, with on-site management reporting a waitlist of at least 50

households for its affordable units and 15 households for its market rate units.

Including Arbors at Western Branch, the market area contains 1,159 affordable age-
restricted apartment units, all restricted to households earning up to 50% and 60% of AMI. Most
of these properties are aging, with five built during the 2000s and the remaining constructed in
the 1980s and 1990s. Thus, over 97 percent of the age-restricted affordable apartment units are
nearly two decades old or older. Despite their age, these properties maintain high occupancy

levels, with all but two having one or no vacancies.

Starling Village has over 500 affordable units and seven vacant units, equating to a low
vacancy rate of only 1.3 percent. Notably, most of these communities maintain waitlists,
collectively exceeding 180 households. Commons at Churchland, with at least 70 households on
its waitlist, has closed it due to excessive length. In total, there are only 13 vacant affordable units
in the area, with over half of the vacancies located at the expansive Starling Village, resulting in

a vacancy rate of just 1.1 percent.

Five properties in the market area offer market rate apartment units without services. As
noted above, the newest is Arbors at Western Branch, which has 129 market rate units that are all

occupied. Two other properties are also mixed-income communities. Starling Village has 75
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market rate units, while Commons at Churchland has 20 market rate units. Starling Village has a
somewhat elevated vacancy rate of nearly ten percent, which on-site management reports as
atypical, attributing to several recent move-outs and some deaths. Commons at Churchland is
fully occupied with 20 market rate units, and on-site management reports a waitlist of 22
households. Reserve at Greenbrier has one vacancy, though management reports a waitlist of
approximately 20 households. Rents at Reserve at Greenbrier were increased by approximately
10 percent in January 2024. However, this has not negatively impacted occupancy. Sunstone
Apartments, with 63 market rate units, is also at near full occupancy with only two vacancies. In
total, there are 459 standard market rate apartment units, with ten vacancies almost entirely at
Starling Village. This results in a low vacancy rate of only 2.2 percent, with nearly 60 households

on various waitlists at these properties.

The final segment of the age-restricted apartment market comprises full-service senior
apartment communities, where rents include an array of services such as all utilities, three daily
meals, housekeeping, and other amenities. The newest opening is The Vero at Chesapeake, which
opened in January 2023 with 90 independent living units also available to assisted living tenants
for an additional fee. At least 30 percent of the units were pre-leased prior to opening, but some
were for older seniors requiring assisted living services. Currently, this community has five
vacancies. Willow Creek opened in 2016 with 125 units and has no vacancies. On-site
management reports a waitlist but did not disclose its length. Lighthouse Pointe is older and
opened in 2005 with 117 units. It currently has two vacancies. In total, these full-service apartment

communities maintain a low vacancy rate of only 2.1 percent.

To summarize, The Arbors at Battlefield Market area offers a diverse array of age-
restricted apartment communities, encompassing entirely affordable, mixed-income, standard
market rate, and market rate communities offering higher service levels. However, a large share
of these units are now maturing. Each market segment consistently maintains low vacancy rates,
a trend that has persisted for several years. Combined, these apartment properties exhibit an

extremely low vacancy rate of 1.2 percent, with at least 240 households on various waitlists.
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Table 19: Characteristics of Age-Restricted Apartment Communities,

The Arbors at Battlefield Market Area, February 2024

Map F Year Built/
Key Renovated
LIHTC
Arbors at Western Branch 1 Sep22
Victory Square 2 2000
Cottages at Great Bridge 3 2003/05
Shea Terrace 4 1925/77/01
Greenbrier Senior Apartments 5 2000
Commons at Chesapeake 6 2000
Starling Village |, Il & IlI 7 1991/92/97
Commons at Greenwood 8 1995
Commons at Churchland 9 1988/95
(Subtotal)
Standard Market Rate
Arbors at Western Branch 1 Sep22
The Reserve at Greenbrier 10 2006
Sunstone Apartments 11 2006
Starling Village I, 1l & IlI 7 1991/92/97
Commons at Churchland 9 1988/95
(Subtotal)
Full-Service Market Rate
The Vero at Chesapeake 12 Jan23
Willow Creek 13 2016
Lighthouse Pointe 14 2005
(Subtotal)
Total

LIHTC Vacancy Rate
Standard Vacancy Rate
Full-Service Vacancy Rate
Combined Vacancy Rate

Income Total Vacant Wait
Restrictions Units Units List
50%of AMI 33 0 50+
60% of AMI 112 4 0

50%/60%o0f AMI 122 1 50+
50% of AMI 21 0 --

50%/60% of AMI 92 0 1
60% of AMI 101 0 13
60% of AMI 522 7 0
60% of AMI 52 1 0
60% of AMI 104 0 70+

(1,159) (13) (184+)

Market 129 0 15

Market 172 1 20

Market 63 2 Some

Market 75 71/ 0

Market 20 0 22

(459) (10) (57+)

Market 90 5 -

Market 125 0 --

Market 117 2 -

(332) ) (--)
2,476 30 241+
1.1%

2.2%

2.1%

1.2%

Notes: 1Higher vacancy than normal that management attributes to some recent deaths aadtmove
Source: Field and Telephone Survey by S. Patz and Associates, Inc.

Map F displays the locations of each age-restricted apartment property under study. Six

are situated near the study site and in the Greenbrier section of Chesapeake. These include the

Cottages at Great Bridge, Commons at Chesapeake, Willow Creek, Starling Village, Greenbrier

Senior Apartments, and Reserve at Greenbrier. Arbors at Western Branch and Commons at

Churchland are located in the western part of the City. The Vero at Chesapeake and Lighthouse

Pointe are south of Greenbrier, on the southern side of Cedar Road. Commons at Churchland is

located at the western edge of Portsmouth, near Chesapeake. Shea Terrace and Victory Square

are located in the downtown area of Portsmouth.
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Map F - Locations

of Market Area Age-Restricted Apartments

Photographs of the affordable apartment properties being analyzed are provided below.

Most are two- and three-story elevator buildings. Commons at Chesapeake and Starling Village

have older designs. Cottages at Great Bridge has single-level villa designs. Shea Terrae is the one

adaptive-reuse community under study. The full-service communities appear more like assisted

living facilities. The newer other properties have similar designs and are well-maintained and

attractive properties. The older properties have somewhat outdated designs.
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Arbors at Western Branch

Cottages at Great Bridge Shea Terrace

Greenbrier Senior Apairfmehfé Commons at Chesapeake
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Commonat Churchland The Reserve at Greenbrier

Sunstone Apartments " The Vero at Chesapeake
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Willow Creek Lighthouse Pointe

Distribution of Income Restrictions

Table 20 presents data on the distribution of income restrictions for the age-restricted
apartment properties under study based on data provided by on-site management. The data
show that just over half of the units (1,011 units) are restricted to incomes at 60% of the Area
Median Income (AMI), while approximately 7.6 percent (148 units) are restricted to 50% of AML
Around 790 units, or 40.6 percent of the units, have no income restrictions. This contrasts with
The Arbors at Battlefield, which will feature 129 units restricted to 60% of AMI and 54 market

rate units.
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Table 20: Distribution of Income Restrictions at Age-Restricted Apartments,
The Arbors at Battlefield Market Area, February 2024
50% of AMI 60% of AMI Market Rate Total Units
Arbors at Western Branch 33 0 129 162
Victory Square 0 112 0 112
Cottages at Great Bridge 48 74 0 122
Shea Terrace 21 0 0 21
Greenbrier Senior Apartments 46 46 0 92
Commons at Chesapeake 0 101 0 101
Starling Village I, Il & IlI 0 522 75 597
Commons at Greenwood 0 52 0 52
Commons at Churchland 0 104 2/ 20 124
Sunstone Apartments 0 0 63 63
The Reserve at Greenbrier 0 0 172 172
The Vero at Chesapeake 0 0 90 90
Willow Creek 0 0 125 125
Lighthouse Pointe 0 0 117 117
Total 148 1,011 791 1,950
Percent of Total 7.6% 51.8% 40.6% 100.0%
The Arbors at Battlefield 0 129 54 183
Notes: 1/ Estimate from esite management.
2/ Low rents, with most tenants falling within the 50% of AMI income limits.
Source: Field and Telephone Survey by S. Patz and Associates, Inc.

Net Rental Rates

Data in Table 21 lists the net rents at all of the age-restricted apartment communities under
study. Rents have been adjusted to include only the cost of cold water, sewer, and trash collection
to be comparable to the proposed rental structure at The Arbors at Battlefield. The footnotes show
that only a few communities provide in-unit washers and dryers. The data show that the three
full-service market rate apartment communities generate considerably higher rents than the other
properties, primarily due to the inclusion of meals and housekeeping in the base rental structure.

This arrangement typically attracts older seniors.

The data indicate that the average rent for one-bedroom units in the market area is $869
for units restricted to 50% of AMI, $1,028 for units restricted to 60% of AMI, and $1,449 for market
rate units without services. The affordable one-bedroom units at The Arbors at Battlefield are
proposed to rent for $1,077, only $49 above the average one-bedroom rents at 60% of AMI at the
competitive apartment properties under study. This is despite most of these units being built in

2000 or earlier. Thus, the proposed affordable one-bedroom rents will be highly competitive.

MARKET ANALYSTSHE ARBORS AT BATTLEFEHBESAPEAREA PAGEB4OF71
S. PATZ & ASSOCIATES, W@/W.SPATZANDASSOCIATES.GOB#21-8101 CONTACT@SPATZANDASSOCIATES.COM


http://www.spatzandassociates.com/

The one-bedroom floorplans at The Arbors at Battlefield with market rents are proposed
to rent for $1,699, which is higher than the market rents at Arbors at Western Branch and Sunstone
Apartments but lower than the one-bedroom rents at The Reserve at Greenbrier by approximately
$30. Starling Village offers lower rents for market rate units, but this is an older property with
small one-bedroom floorplans of between 504 and 510 square feet. Of note is that one-bedroom
market rents at Arbors at Western Branch have risen from $1,295 to $1,495, or by over 15 percent,

since the project’s opening in 2022. This increase did not negatively impact occupancy.

Table 21 also shows that, on average, the two-bedroom affordable rents are $1,038 for
units restricted to 50% of AMI and $1,201 for units restricted to 60% of AMI. This compares to the
proposed two-bedroom rent of $1,280 at The Arbors at Battlefield. Notably, Commons at
Churchland has exceptionally low two-bedroom 60% rents of $985. Excluding this property, the
average two-bedroom rent at 60% of AMI is $1,237, or $43 below the proposed affordable two-
bedroom rents at The Arbors at Battlefield. This is despite most of the 60% two-bedroom units
being at least two decades old and having only one full bathroom (apart from Cottages of Great

Bridge).

The average two-bedroom rent at the standard market rate apartment properties is $1,828,
compared to proposed market rents of between $1,850 and $1,950 for two-bedroom floorplans at
The Arbors at Battlefield. Starling Village and Commons at Churchland, built in the 1980s and
1990s, offer lower two-bedroom market rents, ranging from $1,120 to $1,350. Arbors at Western
Branch and The Reserve at Greenbrier, which were built more recently and thus are more
comparable to the proposal, offer two-bedroom rents ranging from $2,150 to $2,670, exceeding

the proposed two-bedroom rents at The Arbors at Battlefield by an average of $423.

Clearly, the full-service age-restricted apartment properties will not be in direct
competition with The Arbors at Battlefield, as their rents are more than double those proposed at
the study site. However, they demonstrate the ability of area seniors to support higher rents and

the depth of the market for age-restricted housing.
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Table 21: Net Rental RatesThe Arbors at Battlefield Market Area, February 20241/

One-Bedroom Two-Bedroom

LIHTC
Arbors at Western Branch 2/ 4/ $892 (50%) $1,059 (50%)
Victory Square 3/ $1,003 (60%) $1,199 (60%)

Cottages at Great Bridge 4/ $838$852 (50%)/ $1,02%1,037 60%) $993$1,014 (50%)/ $1,2161,237 (60%)
Shea Terrace 3/ 10/ -- --

Greenbrier Senior Apartments 3/ - $1,051 (50%)/ $1,274 (60%)
Commons at Chesapeake 2/ 3/ $1,040 (60%) $1,231 (60%)

Starling Village 2/ 3/ $1,037 (60%) $1,237 (60%)

Commons at Greenwood = $1,254 (60%)

Commons at Churchland 3/ - $985 (60%)

(Averagei 50% of AMI) ($869 ($1,039

(Averagei 60% of AMI) (%1028 ($1201)
Standard Market Rate
Arbors at Western Branch 2/ 6/ $1,495 $2,150%$2,250
The Reserve at Greenbrier 2/ 5/ 8/ $1,730 $2,226$2670
Sunstone Apartments 5/ $1,393 $1,901%$1,931
Starling Village 2/ 3/ $1,179 $1,345
Commons at Churchland 7/ -- $1,120%$1,350
(Average) ($1449) ($1828)
Full-Service Market Rate
The Vero at Chesapeake®B/ $4,813 $6,589
Willow Creek 8/9/ $3,738%$4,908 $4,684%5,234
Lighthouse Pointe &/ $4,089%$4,589 $5,258
(Average) ($4,492 ($5,609
The Arbors at Battlefield (60% of AMI) 2/ $1,077 $1280
The Arbors at Battlefield (Market) 2/ 4/ $1,699 $1,850%$1,950

Notes: 1/ Rents adjusted to include cofater, sewver, and trash collection.
2/ Includes inunit washer and dryer.
3/ Two-bedroom units have 1.0 bathrooms
4/ Two-bedroom units have 1.5 bathrooms.
5/ Smaller twebedroom units have 1.0 bathrooms. Larger-bedroom units have 2.0 bathrooms.
6/ Smaller twebedroom units have 1.5 bathrooms. Larger-bedroom units have 2.0 bathrooms.
7/ Smaller twebedroom units have 1.5 bathrooms. Larger-bedroom units have 1.5 bathroomish dens.
8/ Rent includes cable.
9/ Includes three daily meals and weekly housekeeping.
10/ Management would not disclose rents.

Source: Field and Telephone Survey by S. Patz and Associates, Inc.

Net Rent per Square Foot

The data in Table 22 illustrate the rent per square foot for each age-restricted apartment
under study. The affordable one-bedroom units at The Arbors at Battlefield will have a rent per
square foot of $1.39, which is approximately $0.20 below the average for other affordable one-

bedroom units restricted to 60% of AMI. For the market rate one-bedroom units at The Arbors at
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Battlefield, the rent per square foot is $2.20, nearly matching the rate for The Reserve at Greenbrier

and slightly above that of Arbors at Western Branch.

The rent per square foot for the affordable two-bedroom units at The Arbors at Battlefield
is proposed to be $1.12. This rate is significantly lower than the market area average of $1.44 for
similar affordable two-bedroom units restricted to 60% of AMI. The proposed rent per square
foot ranges between $1.68 and $1.71 for the market rate units at The Arbors at Battlefield. This
rate is lower than that of all standard market rate units under study, except for Commons at
Churchland, which is several decades old, and Sunstone Apartments, which has relatively large

two-bedroom floorplans.

Table 22: Rent per Square Foot, The Arbors at Battlefield MarketArea, February 2024
One-Bedroom Two-Bedroom
LIHTC
Arbors at Western Branch $1.06 (50%) $0.94 (50%)
Victory Square $1.23 (60%) $1.23 (60%)
Cottages at Great Bridge $1.01 (50%}$1 23 (60%) $1.01 (50%) $1.63 (60%)
Greenbrier Senior Apartments $1.34 (50%) $1.53 (60%)
Commons at Chesapeake $2.05 (60%) $1.70 (60%)
Starling Village - $1.06 (60%)
Commons at Greenwood = $1.06 (60%)
Commons at Churchland $1.64 (60%) $1.43 (60%)
(Averagei 50% of AMI) ($1.04) ($1.10)
(Averagei 60% of AMI) (%160 ($144)
Standard Market Rate
Arbors at Western Branch $1.74 $1.95
The Reserve at Greenbrier $2.18 $2.28
Sunstone Apartments $1.62 $1.51
Starling Village $2.29 $1.74
Commons at Churchland - $1.24
(Average) ($1.99 ($1.75)
Full-Service Market Rate
The Vero at Chesapeake $10.09 $8.32
Willow Creek $6.37 $4.91
Lighthouse Pointe $7.15 $4.98
(Average) ($7.64) ($5.88)
The Arbors at Battlefield (60% of AMI) $1.39 $1.12
The Arbors at Battlefield (Market) $2.20 $1.68$1.71
Source: Field and Telephone Survey by S. Patz and Associates, Inc.
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Apartment Unit Sizes

Table 23 displays the unit sizes at each age-restricted apartment community under study.
The one-bedroom units at The Arbors at Battlefield will range between 706 and 840 square feet
for affordable and market rate units, averaging 773 square feet. This compares to an average
square footage of 739 square feet for the market area’s affordable units and 758 square feet for the
market area’s market rate units. Notably, Starling Village features particularly small one-

bedroom floorplans, ranging from 501 to 510 square feet.

The two-bedroom units at The Arbors at Battlefield will measure 1,140 square feet for the
affordable units and between 1,100 and 1,140 square feet for the market rate units. Generally, the
affordable two-bedroom units have smaller floor plans, averaging 885 square feet. All two-
bedroom units at Greenbrier Senior Apartments, Shea Terrace, Commons at Greenwood
Commons at Chesapeake, and Starling Village are 900 square feet or smaller and offer only one
full bathroom. Arbors at Western Branch has relatively large two-bedroom units, especially
compared to other affordable properties. Cottages at Great Bridge features a wide range of two-
bedroom sizes, varying between 890 and 1,099 square feet. Sunstone Apartments has large two-

bedroom units, despite generating somewhat modest rents.

On average, the two-bedroom affordable units will exceed the floorplans of other
affordable units by approximately 255 square feet. The proposed market rate units at The Arbors
at Battlefield will be almost 130 square feet larger than those in the competitive standard market

rate apartment units under study.
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Table 23: Apartment Unit Sizes, The Arbors at Battlefield Market Area, February 2024
One-Bedroom Two-Bedroom
LIHTC
Arbors at Western Branch 794928 1,03%1,216
Victory Square 675 880
Cottages at Great Bridge 704975 890-1,099
Shea Terrace 835 900
Greenbrier Senior Apartments -- 767-800
Commons at Chesapeake -- 805
Starling Village 504510 720732
Commons at Greenwood -- 820
Commons at Churchland -- 820-1,050
(Average) (739) (885)
Standard Market Rate
Arbors at Western Branch 794928 1,03%1,216
The Reserve at Greenbrier 743847 927-1,216
Sunstone Apartments 862 1,2381,300
Starling Village 514 771
Commons at Churchland -- 940-1,050
(Average) (758) (991
Full-Service Market Rate
The Vero at Chesapeake 453501 757-826
Willow Creek 510848 937-1,081
Lighthouse Pointe 549665 1,056
(Average) (588 (1,047
The Arbors at Battlefield (60% of AMI) 706-840 1,140
The Arbors at Battlefield (Market) 706-840 1,1001,140
Source: Field and Telephone Survey by S. Patz and Associates, Inc.

Apartment Unit Mix

Table 24 shows the apartment unit mix in the market area’s affordable and standard
market rate units. Over 70 percent of the affordable units feature two-bedroom floorplans, while
nearly 30 percent are one-bedroom floorplans. This distribution contrasts with the mix at The
Arbors at Battlefield, where approximately 40 percent of affordable units are one-bedrooms, and
around 60 percent are two-bedrooms. Four affordable apartments have one or no one-bedroom

units.

The standard market rate units have a similar mix, with approximately 60 percent of units
having two bedrooms and nearly 40 percent having one bedroom. At The Arbors at Battlefield,
18.5 percent of the market rate units are one-bedrooms, compared to 81.5 percent being two-

bedrooms.
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Table 24: Apartment Unit Mix, The Arbors at Battlefield Market Area, February 2024
One-Bedroom  Two-Bedroom Total
LIHTC
Arbors at Western Branch 23 10 33
Victory Square 98 14 112
Cottages at Great Bridge 20 102 122
Shea Terrace 17 4 21
Greenbrier Senior Apartments 0 92 92
Commons at Chesapeake 1 100 101
Starling Village 183 339 522
Commons at Greenwood 0 52 52
Commons at Churchland 0 104 104
(Subtotal) (342) (817) (1,159)
(Percent of Total) (29.5%) (70.5%) (100.0%)
Standard Market Rate
Arbors at Western Branch 23 10 33
The Reserve at Greenbrier 84 88 172
Sunstone Apartments 36 27 63
Starling Village 35 40 75
Commons at Churchland 0 20 20
(Subtotal) (183) (276) (459)
(Percent of Total) (39.9%) (60.1%) (100.0%)
The Arbors at Battlefield (60% of AMI) 51 78 129
The Arbors at Battlefield (Market) 10 44 54
Total 61 122 183
Source: Field and Telephone Survey by S. Patz and Associates, Inc.

Community Amenities

Table 25 shows that all competitive apartment communities are amenitized apart from
Shea Terrace. Excluding Shea Terrace, all apartment communities under study have a clubhouse
or clubroom, and most have a business center or library. Most also have fitness centers, though
none have on-site pools. The apartments that do not offer in-unit washers and dryers generally

have on-site laundry facilities.
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Table 25: Community Amenities, The Arbors at Battlefield Market Area, February 2024
Clubhouse Business/ Library Pool Fitness Laundry

Arbors at Western Branch ° ° o ° o
Victory Square ) ° o ° °
Cottages at Great Bridge ° ) o ° °
Shea Terrace o o o o °
Greenbrier Senior Apartments ° o o ° °
Commons at Chesapeake ° ° o o o
Starling Village I, 1l & llI ° ° o ° o
Commons at Greenwood ° o o o o
Commons at Churchland ° o o ° °
The Reserve at Greenbrier ° ° o ° o
Sunstone Apartments ° ) o ° °
The Vero at Chesapeake ° ° o ° °
Willow Creek ° ° o ° °
Lighthouse Pointe ° ° o ° .
The Arbors at Battlefield ° ° o ° o
Source: Field and Telephone Survey by S. Patz and Associates, Inc.

Local Perspective of the Rental Housing Market

During our research, S. Patz & Associates conducted extensive interviews with key
stakeholders in the local housing market. This included discussions with property managers and
developers actively engaged in constructing affordable apartment units in the market area and
the broader Hampton Roads, as well as with local planning officials. These individuals have a
deep understanding of the local housing dynamics, particularly in the affordable and age-

restricted housing sector.

The consensus from these discussions is that there is a significant gap between supply and
demand for age-restricted housing in the market area, encompassing both affordable and market
rate communities. Most affordable age-restricted communities are reported to be old, yet despite
their age, they maintain low vacancy rates and have extensive waitlists. This is a function of
limited supply. Regarding the market rate age-restricted apartment communities, several cater to
older households with higher incomes and thus provide a full range of services that command
high rents. There are very few standard age-restricted apartment communities in the market area,
leading seniors to either relocate outside of Chesapeake in search of appropriate housing or resort

to renting in standard apartment communities that are not specifically designed for seniors.
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Section III: Market Study Conclusions

The analysis presented above shows a very stable economy for the Chesapeake
marketplace. The City has experienced considerable employment growth across various
employment sectors in recent years. There has been notable job growth in the City, with over
3,500 new jobs added since 2017, and local employment now surpasses the pre-pandemic peak.
Active developments in Chesapeake are expected to add at least 1,800 new permanent jobs, in

addition to construction jobs and “spin-off” jobs resulting from economic expansion.

The market area has seen significant population and household growth in recent years, a
trend that is likely to continue alongside job growth. The senior population in the market area
has increased significantly, by over 19,000 people since 2010 and is projected to grow by nearly
7,800 by 2028. Therefore, by 2028, demographic projections indicate that over 20 percent of the
local population will be over the age of 62, up from 18.6 percent in 2023. A net increase of
approximately 5,000 households with the household head over the age of 62 is projected in the
market area by 2028, with over 24 percent of this total comprising renter households. This
includes consistent growth among the population of income-eligible seniors in the market area.
Additionally, Census data show that over 41 percent of market area senior renters allocate more

than 40 percent of their household income toward rent.

Coupled with this is the market area’s very low vacancy rate, with a 1.1 percent vacancy
rate among affordable age-restricted apartment units and 2.2 percent among standard age-
restricted apartment units. Most senior properties also maintain waitlists. Furthermore, there are
no age-restricted pipeline apartment proposals in the market area that would compete with The

Arbors at Battlefield proposal.

The Arbors at Battlefield is expected to be highly competitive within the market area
regarding unit designs and property features. Given the substantial level of pent-up demand and
competitive rental structure, the proposed rents are anticipated to be achievable. We recommend

no changes to this proposal.

MARKET ANALYSTSHE ARBORS AT BATTLEFEHBESAPEAREA PAGB2 OF71
S. PATZ & ASSOCIATES, W@/W.SPATZANDASSOCIATES.GOB#21-8101 CONTACT@SPATZANDASSOCIATES.COM


http://www.spatzandassociates.com/

The subsequent Demand Analysis section will examine the evolving supply and demand
dynamics for senior rental housing in the market area, focusing on the projection period up to

2028.

Demand Analysis

Age-Restricted Pipeline Proposals

The only age-restricted apartment community in planning or under construction in the
market area is Lexington Senior Apartments, which began construction in January 2024 at 1
Lexington Drive in Portsmouth. All 105 units in this community will be supported by project-
based vouchers, with tenants paying 30 percent of their income toward rent. Thus, this

community would not be competitive with The Arbors at Battlefield.

Penetration Rate Analysis

For this analysis, the penetration rate is defined as the percentage of income-eligible senior
renter households required to occupy The Arbors at Battlefield, along with those in existing
competitive units, plus any units in competitive affordable apartments approved and financed
for future construction. This measure evaluates the market area’s capacity to absorb the inventory

of directly competitive age-restricted rental units.

The analysis shows a penetration rate of 80.6 percent for affordable units and 24.6 percent
for market rate units at The Arbors at Battlefield. Although the penetration rate for affordable
units appears slightly elevated, it still signals demand for more age-restricted affordable housing
options. This demand is considered achievable, particularly given the market area’s exceptionally
low vacancy rate among affordable age-restricted apartments, which stands at just 1.1 percent.
This low vacancy rate is further underscored by reports from management of various affordable
communities within the area that have indicated consistent full or near-full occupancy in recent
years, despite a period of steady growth in the target age and income demographics. In addition,
these communities collectively maintain waitlists exceeding 180 households, with at least a

quarter originating from outside Chesapeake.
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The penetration rate analysis presented in Table 26 should be viewed as conservative. It
does not consider lower-income senior households with vouchers, younger adults aged 55 to 61
who might enter the market, leakage (tenants coming from outside the market area), or senior
homeowners who may choose to rent due to lifestyle changes or financial constraints. Therefore,
the development program at The Arbors at Battlefield is not anticipated to negatively impact the

existing housing supply within the market area.

Table 26: Penetration Rate Analysis
60% of AMI Market Rate

IncomeeEligible Renter Households 1,28 2,082
Subject Proposal 129 54
Existing Competitive Units 907 2/ 459 1/
Pipeline Competitive Units 0 0
(Total Inventory) (1,036 (513
Penetration Rate 80.68% 24.6%

Notes: 1/ Excludes higtent, fulkservice communities.
2/ Excludes Commons at Churchland, with low rents and ned
all tenants falling with then 50% of AMI income category.

Source: S. Patz & Associates, Inc.

Net Rent Evaluation

The rent analysis presented in Table 21 indicates that the proposed rents at The Arbors at
Battlefield, which include an in-unit washer/dryer (a $50+ premium), are at or slightly below
market level. The community will offer attractive floor plans with an extensive amenity package
in a desirable setting. Most of the competing properties are considerably older. Thus, the proposal
is poised to be among the most attractive age-restricted apartment complexes in the Hampton

Roads region.

Unit Size and Unit Mix Evaluation

The apartment unit sizes proposed for The Arbors at Battlefield are competitive with the
apartment communities under study. They are larger than the more mature properties, which
maintain near-full occupancies with waitlists. The unit mix offers more two-bedroom units than

one-bedroom units. However, this approach is supported by market trends, as both market rate
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and higher-rent affordable properties tend to generate more demand for two-bedroom apartment

units.

Virginia Housing Demand Analysis

The Virginia Housing Demand Table, presented in Table 27, outlines the methodology for
evaluating Low-Income Housing Tax Credits applications. In terms of demand, this methodology
considers the growth or decline of income-eligible senior households, cost-burdened senior renter
households, senior renters residing in substandard housing, and seniors likely to convert from

homeownership.

The data in Table 27 show the following;:

A New Senior Renter Households: The market area is projected to have a net increase of
115 targeted senior renter households for the 2023 to 2028 period for the apartment units
restricted to 60% of AMI and 371 for the market rate apartment units. Overall, the net
growth for the entire property is 486 households.

A Rent Overburdened Senior Households: This is defined as senior households allocating
more than 40 percent of their gross income to rent. Approximately 42.1 percent of market
area senior households meet this criterion. Applying this percentage to the number of
income-qualified renter households equates to 493 households for the 60% of AMI units.
In this instance, overburdened households are not considered a relevant issue for the
market rate units.

A Senior Renter Households in Substandard Housing: This demand component includes
senior renters in homes lacking plumbing and those in overcrowded homes (more than
one occupant per room). Approximately 4.0 percent of market area senior renter
households meet this criterion. Applying this percentage to the existing senior renter
households and considering the percentage of households with qualifying incomes
equates to 47 households for the 60% of AMI units. In this instance, renters in substandard
housing are not considered a relevant issue for the market rate units.

A Elderly Households Likely to Convert to Rental Housing: Based on incomes,
approximately 200 senior homeowners are likely to convert to affordable apartment units,
while approximately 440 senior homeowners are likely to convert to market rate units. In
accordance with Virginia Housing guidelines, the demand analysis reduces the potential
demand so that it does not exceed 20 percent of the total demand. This equates to a
demand of 163 for the 60% of AMI units and 92 for the market rate units. This is
conservative, given the number of income-qualified senior households in the market area.
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For supply, it is noted that there are no relevant pipeline apartment proposals in the
market area. There are 13 vacancies in affordable apartment communities and ten vacancies in

standard market rate apartment communities.

This results in a potential net demand of 805 units for the 60% of AMI income category
and 453 for the market rate category. The project-wide net demand is approximately 1,258 units.
This equates to a capture rate of 16.0 percent for the 60% of AMI units and 11.9 percent for the
market rate units, or a project-wide capture rate of 14.6 percent. These capture rates are
considered achievable, demonstrating sufficient market support in the market area for The

Arbors at Battlefield, as currently proposed.

For the units set at 60% of AMI, we project an average lease-up pace of approximately 15
units per month. This rate suggests an absorption period of approximately nine months. It is
important to note that this projection is made with a conservative approach, given the size of area
waitlists. The 54 market rate units are expected to lease at an average monthly rate of ten units,

leading to a six-month lease-up period from the start of active preleasing.

While not part of net growth, our market research has identified a combined waitlist of
over 180 households at the age-restricted affordable apartment properties and nearly 60 at the
market rate apartment properties. Households on area waitlists are part of the existing housing

market.
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Table 27: Virginia_Housing Demand Table The Arbors at Battlefield
Up to Market
60% of AMI Rate Tatal
New Rental Households 115 371 486
PLUS
Existing Households Overburdened | 493 | 0 | 493
PLUS
Existing Households Substandard Housing | 47 | o0 | 47
PLUS
Elderly Household4 ikely to Convert to Rental Housing | 163 | 92 | 255
PLUS
Existing Qualifying Tenants to Remain After Renovation 0 0 0
Total Demand 818 463 1,281
MINUS
Supply (Vacant and Pipeline Units) | 13 | 10 | 23
EQUALS
Net Demand 805 453 1,258
Proposed Units 129 54 183
Capture Rate 16.0% 11.9% 14.6%
Absorption Period (in months) 9 6 9

The Virginia Housing capture rate table, displayed below, indicates a project-wide

capture rate of 14.6 percent and a nine-month lease-up period.

Table 28: Virginia Housing Capture Rate Table
Project Wide Capture RateLIHTC Units 16.0%
Project Wide Capture RateMarket Rate Units 11.9%
Project WideCapture Rate- All Units 146%
Project Wide Absorption Rate (Months) 9

Capture rates below 30 percent are typically regarded as achievable, and rates under 20
percent are deemed most preferable. Thus, the observed project-wide capture rate of 14.6 percent
for The Arbors at Battlefield underscores its full feasibility, indicating ample market demand to
support full occupancy. This is reinforced by the consistently high occupancy rates and existing

wait lists among comparable age-restricted properties within the market area.
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I affirm the following:

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

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

3. To the best of my knowledge, the market can support the demand shown in this study. I
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. Neither I nor anyone at my firm has any interest in the proposed development or
relationship with the ownership entity.

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

Virginia Housing.

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

ﬂ . .
A‘d Sjo{ﬁaﬁf? February 19, 2024

Market Analyst Date
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Data Sources

S. Patz & Associates utilizes various sources to gather and confirm the data used in this report.
These sources include the following:

U.S. Census Bureau

U.S. Department of Labor

Claritas; Ribbon Demographics

FBI Uniform Crime Report

Virginia Employment Commission

U.S. Department of Housing & Urban Development (HUD)
Virginia Housing

Management for each property surveyed

Chesapeake Planning Department

Weldon Cooper Center for Public Service
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" REAL ESTATE CONSULTANTS =

/\ = S. PATZ & ASSOCIATES, INC = Corporate Profile

S. Patz and Associates is a trusted provider of market research and analysis services for a diverse
range of real estate developments. Renowned for producing detailed market data and well-
founded recommendations, our team has conducted extensive market research nationwide.

We specialize in market research and feasibility analysis for various types of developments,
including residential, office, retail, hotel, and mixed-use projects. Our expertise notably extends
to student housing and age-restricted housing sectors, encompassing assisted living, memory
care, and independent living facilities. Additionally, we have collaborated with numerous non-
profit housing developers and conducted several studies for affordable housing communities,
including LIHTC communities.

S. Patz and Associates is recognized for market research by multiple HUD offices and is listed as
an approved consultant by several state housing agencies, including Virginia, the District of
Columbia, Maryland, Delaware, and New Hampshire. Our team has a proven track record of
delivering high-quality research and analysis services, offering valuable insights to our clients.
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" REAL ESTATE CONSULTANTS = .
President

/\ = S. PATZ & ASSOCIATES, INC = Ariel Goldring

Ariel Goldring assumed the role of President at S. Patz & Associates in 2021, after more than 13
years with the firm. Mr. Goldring has extensive experience conducting feasibility studies on a
wide range of land uses for developers, lenders, non-profits, and government entities. As
President, he has built a reputation as a highly skilled and knowledgeable real estate market
analysis expert. He earned his undergraduate degree in International Affairs from George
Washington University and completed a Master’s in Urban and Regional Planning at Virginia
Tech, where he received the prestigious C. David Loeks Award.

Mr. Goldring has been recognized throughout his career for his comprehensive understanding of
demographic trends and real estate development. He and his firm focus on market studies for
various land uses and market analyses for strategic planning and community revitalization for
numerous public agencies, including studies for both new construction and renovation proposals.

Mr. Goldring has undertaken region-wide studies and specialized market studies for unique and
niche land uses. His diverse skill set has been applied to projects nationwide, particularly in rental
and for-sale housing, including age-restricted, student, and affordable developments. He is also
dedicated to addressing the needs of underserved populations, such as the homeless and
disabled, having completed various assignments related to housing for veterans and other
individuals with special needs.

His expertise extends to non-residential markets, with in-depth studies for retail, office, hotel,
and industrial projects. Mr. Goldring excels in both site-specific and regional analysis,
demonstrating a proven track record in analyzing complex markets, including oversupplied and
rural areas, as well as infill locations. His ability to identify niche markets and understand market
dynamics enables him to consistently deliver valuable insights and recommendations to his
clients.

Before joining S. Patz & Associates, Mr. Goldring worked for Info-Prod Research, an international
business consultancy providing market research and strategic guidance to governments,
international institutions, and Fortune 500 corporations seeking entry into new global markets.
This experience further enhances his ability to understand and navigate diverse and challenging
market conditions.
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