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July 3, 2024 
 
Tarvaris J. McCoy 
Chief Development Officer 
Hopewell Redevelopment and Housing Authority  
350 E. Poythress Street 
Hopewell, VA 23860 
 
Tarvaris, 
 

Please find attached our full-narrative market analysis for the proposed 64-unit 
Rendezvous Apartments in the City of Hopewell, Virginia. This report has been prepared for 
submission to Virginia Housing officials and complies with the agency’s market study guidelines. 

 
The Rendezvous Apartments will feature 64 units, all supported by project-based 

vouchers. This development will be the newest and best-designed apartment property in 
Hopewell, situated conveniently near downtown and close to commercial, governmental, 
educational, and recreational amenities. 

 
Our report presents market support under two scenarios: one with all units backed by 

project-based vouchers, as planned, and another without these vouchers. Our research indicates 
strong market support in both cases. With project-based vouchers, the forecasted project-wide 
capture rate is 3.8 percent. Without vouchers, the capture rate is estimated at 8.9 percent. Both 
rates are viable within the Hopewell housing market. 
 

 Our analysis demonstrates significant market support for this development as currently 
planned, evidenced by supply-demand data. Please do not hesitate to contact me should you 
require further information or clarification. 

 
Sincerely, 

 

 

Ariel Goldring 
President 
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Section I: Introduction 
 

 The following full-narrative market study is for the proposed development of 

Rendezvous Apartments in the City of Hopewell, Virginia. The proposal envisions a new 

construction apartment complex, with 64 units designated for affordable housing catering to low-

income households. The study site spans 3.3 acres of vacant land situated off Winston Churchill 

Boulevard in the central portion of the City of Hopewell. Construction on the community is 

expected to begin in January 2025, with occupancy available by July 2026. 

 

 Once built, the Rendezvous Apartments will have rent and income restrictions, but no age 

restrictions. All apartment units will be supported by project-based vouchers issued by the 

Hopewell Redevelopment & Housing Authority (HRHA). The forthcoming report will document 

demand under two scenarios: one in which these vouchers are absent, causing these units to 

revert to LIHTC income restrictions, and the more likely scenario in which the subsidies are 

available. S. Patz & Associates undertook a site visit on June 28, 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 Hopewell. 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 Rendezvous Apartments. 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 Hopewell. 
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 Section I has a second subsection, an economic overview of the greater Hopewell market 

area. 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.  

 

 The second section is the supply-demand analysis for the proposed development. First, a 

demographic analysis of the market area defined for the Rendezvous Apartments is presented. 

The demographic analysis “solves” for the number of market area renter households related to 

the development proposal. The target income categories are based on the proposed rents, as 

described below.  

 

 The second part of Section II is the analysis of the competitive apartment properties in the 

market area. Based primarily on rents, we identified ten apartment properties that would be most 

competitive with the Rendezvous Apartments in the absence of project-based subsidies. Most are 

mature properties with rents comparable to the LIHTC rents proposed for the Rendezvous 

Apartments. These properties were analyzed for rents, occupancy rates, unit sizes, characteristics, 

apartment amenities, and features. These project characteristics are then compared with the 

proposal to determine the Rendezvous Apartments’ competitive position in the Hopewell 

marketplace. 

 

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

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

This market study evaluates the feasibility of developing Rendezvous Apartments, an 

affordable community offering 64 units for families in one-, two-, three-, and four-bedroom 

configurations. The property is designed to be affordable for households earning up to 40%, 50%, 

and 60% of the Area Median Income (AMI), with all units supported by project-based vouchers 

from the Hopewell Redevelopment & Housing Authority. The unit mix includes eight one-

bedroom, 28 two-bedroom, 24 three-bedroom, and four four-bedroom apartments. This study 

assesses the proposal’s viability under two scenarios: if the project-based vouchers are available 

and in the unlikely event that they are unavailable. 

 

The Rendezvous Apartments presents an attractive proposal in a market area with only 

two competitive, affordable communities. Consequently, most income-qualified renter 

households reside in market-rate communities of varying quality. The limited supply of 

affordable rental units, especially larger units for families, has led many renters to spend more 

than 35 percent of their income on rent, making them cost-burdened. 

 

Overall, our analysis identifies no significant barriers to the successful construction and 

marketing of Rendezvous Apartments. The market study findings are positive, indicating a 

favorable environment for the proposed development. 

 

Other conclusions of the market study include: 

 

▪ Employment in the region is steady and expected to expand in the near- and mid-term. 
Total at-place jobs increased by 1,300 from 2021 to 2023, with new economic development 
projected to add over 1,400 jobs to the region. 
 

▪ Without project-based vouchers, the target market renter population for Rendezvous 
Apartments is expected to decrease by 33 households in the 40% of AMI category and 32 
in the 50% of AMI category, but increase by 21 households in the 60% of AMI category. 
Accounting for income overlaps, the target market is projected to decrease by eight 
households. With subsidies, a decline of 71 households is projected. Census data show 
that 42.1 percent of market area renter households spend over 35 percent of their income 
on rent, while 5.5 percent live in substandard housing. 
 

http://www.spatzandassociates.com/


c 

 

 
 

MARKET ANALYSIS ▪ THE RENDEZVOUS APARTMENTS ▪ HOPEWELL, VA PAGE 7 OF 64 
S. PATZ & ASSOCIATES, INC. ▪ WWW.SPATZANDASSOCIATES.COM ▪ 703-421-8101 ▪ CONTACT@SPATZANDASSOCIATES.COM 

 

▪ The market area has a low vacancy rate of 2.5 percent. Most vacancies in LIHTC 
communities in the market area result from recent evictions. 
 

▪ The Hopewell Redevelopment & Housing Authority maintains an extensive waitlist of 
over 1,000 households for housing-choice vouchers, which is currently closed due to its 
length. 
 

▪ There are no affordable apartment properties under construction or in planning within 
the market area. 
 

▪ Management of most apartment communities reports steady rent increases within the 
market area, exacerbating the financial burden on low- and moderate-income renters and 
leading to a rise in the number of rent-burdened households. 
 

▪ The market area capture rate, considering projected changes in income-qualified renter 
households, cost-burdened households, households in substandard housing, apartment 
vacancies, and pipeline units, is estimated at 8.9 percent without project-based vouchers 
and 3.8 percent with vouchers. 
 

▪ The development program is considered marketable, and no modifications are 
recommended. 

 

The Rendezvous Apartments 

 

Site Description 

 
 The Rendezvous Apartments site occupies a 3.3-acre vacant property situated off Winston 

Churchill Boulevard, within the central portion of the City of Hopewell. More specifically, as 

illustrated in Map A, the site fronts Cedar Street, which lies two small blocks west of Winston 

Churchill Boulevard and is bordered to the north by Market Street and to the west by Highland 

Street. The site’s address is 801 Cedar Street. 

 

 The “star” displayed on Map A represents the general location of Hopewell’s downtown 

area. The downtown area is primarily situated along E. Randolph Road on the northern side of 

the City, just east of the northern entrance to the City from Chesterfield County. Winston 

Churchill Boulevard extends north-south from E. Randolph Road to the I-295 interchange on the 

City’s southern side, near Fort Gregg-Adams. 
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 Thus, the site offers excellent access to the north towards Route 10 in Chesterfield County, 

which connects both I-295 and I-95 to the west. To the south, direct access is available to the 

Hopewell/ Fort Gregg-Adams interchange at I-295. This interchange has developed into a 

commercial “hub” featuring retail centers and hotels catering to Fort Gregg-Adams. Commercial 

establishments also line Winston Churchill Boulevard. The City’s library, government offices, and 

hospital are located along or near E. Randolph Road. 

 

 
Map A - The Rendezvous Apartments Site Location 

 

 The study site is currently zoned as R-3 High-Density Residential and B-3 Highway 

Commercial Development. In February 2022, the Hopewell City Council rezoned it to R-4 

Residential, Apartments District. Under this new zoning classification, the site can accommodate 

the planned 64 apartment units. 

 

 Map B provides a more detailed view of the site location. The small residential 

neighborhood where the site is situated borders Winston Churchill Boulevard to the east, 

Westover Avenue to the north, Elm Street to the west, and open space to the south. This mature, 
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working-class community consists of older single-story homes on small lots, interspersed with 

vacant parcels along the neighborhood’s narrow east-west streets. The streets in this community 

are small, narrow, two-lane asphalt-paved roads, lacking shoulders, sidewalks, or center lanes. 

 

 The neighborhood features an old warehouse that fronts Winston Churchill Boulevard at 

the corner of Highland Street, situated in front of the apartment site. The Goldschmidt Chemical 

Corporation occupies a large office/industrial building on the entire block along Westover 

Avenue, featuring an office building and an exterior area with storage and abandoned trailers. 

 

 Of note is that the area along Winston Churchill Boulevard, predominantly to the west of 

the Norfolk Southern Railway and south of Arlington Road, consists mainly of residential 

properties. Mature single-family homes on small lots characterize this entire area. In contrast, the 

east side of the boulevard is predominantly occupied by heavy industrial users. 

 

 
Map B - The Rendezvous Apartments Setting 
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 Next, a northern aerial view of the study site is shown. The aerial image reveals the site 

as a heavily wooded parcel, with much of the surrounding area also densely wooded but 

containing small homes beneath the tree cover. As seen in the aerial view, Winston Churchill 

Boulevard is a wide four-lane street that runs in front of the site. Note 1 indicates the location of 

Carter G. Woodson Middle School, while Note 2 marks the large Cavalier Square Shopping 

Center to the west, anchored by a Roses Discount Store. 

 

 A gas station is located at the corner of Winston Churchill Boulevard and Cypress Street, 

and a dilapidated commercial building stands in front of the study site at the corner of Highland 

Street and Winston Churchill Boulevard. The remainder of this small neighborhood comprises 

single-story homes on modest lots and numerous wooded vacant lots. 

 

 
Northern Aerial of Study Site 

 
 Shown next are photographs of the site and its adjacent land uses, illustrating that the site 

is densely wooded with flat topography. It has frontage on Cedar Street and spans the entire 

block from Cedar Street, Highland Avenue, Spruce Street, and Westover Avenue. The images 
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also reveal that the neighborhood streets are narrow, consisting of two-lane roadways without 

sidewalks, curbs, gutters, or center strips. 

 

 The neighborhood’s homes are small, single-story, framed homes on small lots. They were 

all built around the same period. While modest, none of the homes are blighted, and none have 

garages. 

 

  
View of Site from Westover Avenue 

 

  
View of Site from Spruce Street  
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View of Site from Highland Avenue  

 

  
View of Site from Cypress Street  

 

Community Facilities 

 

 Map C is the community facilities map that identifies Hopewell’s public and commercial 

facilities and their proximity to The Rendezvous Apartments site. City schools are noted by notes 

3, 4, and 5. Note 3 on Map C is Dupont Elementary School, located at 300 S. 18th Avenue. This is 

one of three elementary schools in Hopewell and is the closest school to the study site, but it is 

not within walking distance. 

 

 Carter G. Woodson Middle School is one block from the study site and visible from the 

property. It is a large school with a considerable number of sports fields behind the building. The 

City’s one high school, Hopewell High School, is located on the west side of the City, also beyond 
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walking distance from The Rendezvous Apartments site. The high school is located at 300 S. Mesa 

Drive. Overall, the City’s schools are in relatively close proximity to The Rendezvous Apartments 

site. All are in residential neighborhoods. Bus stops are located within walking distance of the 

stop along Winston Churchill Drive and the Cavalier Square Shopping Center. 

 

 Other area community facilities include: 
 

▪ Appomattox Regional Library (Note 1) is located in the downtown area. It is a 
regional facility that includes libraries in Prince George and Dinwiddie counties. 
 

▪ John Randolph Medical Center (Note 2), located at 411 West Randolph Road near the 
City entrance, is the only hospital in Hopewell. It is a 147-bed hospital founded in 
1915. The hospital was recently expanded with the Tri-Cities ER, a free-standing 
emergency center. The hospital offers a wide range of medical care. In addition to the 
facilities at the large hospital complex, several medical offices are located throughout 
the City. 

 
▪ Shopping Centers. The closest shopping center to the study site is Cavalier Square 

(Note 5), located just north of The Rendezvous Apartments site at Route 36 and 
Winston Churchill Boulevard. This mature strip center opened in 1967 with 
approximately 280,000 square feet of gross leasable space. Anchor tenants include 
Roses, Save a Lot, and Peebles. The center has approximately 30 on-site stores with a 
mix of small retail businesses, restaurants, and local serving office space. 

 
To the south of the City, near the I-295 interchange, is The Crossings Shopping Center 
(Note 6) at Route 36 and I-295. This is a mature shopping center with Big Lots, Rite 
Aid, and Dollar Tree as the remaining anchor stores. The center is over 220,000 square 
feet and was built in 1972 and renovated in the 1980s. 
 
In Colonial Heights is the large Southpark Mall with Macy’s, JC Penney, Dick’s 
Sporting Goods, and a 16-screen cinema. Considerable commercial space exists along 
Route 10, in Elon, and in and near the Village of Chester. 

 

 Overall, The Rendezvous Apartments site is located in a mature section of an older city 

and a mature regional marketplace. The Tri-Cities Region has remained economically stable, due 

in part to the continued stability at Fort Gregg-Adams. The study site is well-located and 

convenient to required community facilities and, as described further below, is near most of 

Hopewell’s other successful apartment properties. 
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Map C – Community Facilities 

 

Public Transit 

 

Petersburg Area Transit (PAT) provides public transportation in the City of Hopewell and 

the Southside region for local residents, businesses, and visitors of Petersburg, Hopewell, 

Colonial Heights, and the surrounding counties. Petersburg Area Transit transports an average 

of 57,000 passengers monthly, aiming to connect people, jobs, and communities. PAT offers 

connections to downtown Richmond through GRTC and the greater United States via Greyhound 

from the Petersburg Multimodal Passenger Station. 
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Map D below shows the local PAT route and stops. It shows one stop west of the study 

site within the Cavalier Square Shopping Center. Petersburg Area Transit provides fare-free 

service, including all fixed route and para-transit services. 

 

 
Map D – The Rendezvous Apartments Proximity to Public Transit 

 

Crime 

 

Table 1 presents data on crime trends in the City of Hopewell, utilizing statistics from the 

FBI Uniform Crime Report (UCR), which sources data directly from the Hopewell Police 

Department. The latest available data for 2022 show a total of 126 violent crimes, encompassing 

homicide, rape, robbery, and aggravated assault. There were also 459 property crimes, including 

arson, burglary, larceny, and motor vehicle theft. The total number of crimes in 2022 was 585, up 

from the previous year but down from the past decade.= 
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Table 1: Trends in Violent and Property Crime,  

               City of Hopewell, VA, 2013-2022 

 Violent Crime Property Crime Total Crime 

2013 100 784 884 

2014 84 680 764 

2015 80 662 742 

2016 103 645 748 

2017 78 598 676 

2108 98 553 651 

2019 75 482 557 

2020 82 457 539 

2021 75 426 501 

2022 126 459 585 

Source: FBI Uniform Crime Report 

 
The Rendezvous Apartments Development Program 

 

Table 2 describes the proposed 64-unit Rendezvous Apartments, including information 

on apartment unit sizes, unit mix, and proposed rents. All units will be restricted to 40% (seven 

units), 50% (25 units), and 60% (32 units) of the Area Median Income (AMI) for the Richmond, 

VA MSA. All one-bedroom units will have a full bathroom, while the two-bedroom units will 

have 1.5 bathrooms. The three-bedroom units will have two full bathrooms, and the four-

bedroom units will have 2.5 bathrooms. 

 

The table displays a mix of eight one-bedroom units (706 square feet), 28 two-bedroom 

units (899 square feet), 24 three-bedroom units (1,088 square feet), and four four-bedroom units 

(1,303 square feet). The one-bedroom units will comprise one at 40%, three at 50%, and four at 

60% of AMI. The two-bedroom units will consist of three at 40%, 11 at 50%, and 14 at 60% of AMI. 

The three-bedroom units will feature two at 40%, ten at 50%, and 12 at 60%of AMI. One of the 

four-bedroom units will have rents restricted to 40% of AMI, while one will have rents restricted 

to 50% of AMI. Two of the four-bedroom units will have 60% rents. 

 

Also presented in Table 2 are the proposed rents, which include water, sewer, and trash 

collection. Units will not include washers and dryers. One-bedroom net rents will range between 

$755 and $1,100. Two-bedroom net rents will range between $890 and $1,250. Three-bedroom net 

rents will range between $1,030 and $1,400. Four-bedroom net rents will range between $1,150 

and $1,600. 
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Table 2: Proposed Apartment Unit Characteristics, The Rendezvous 1/ 

 
Units 

Size  

(Sq. Ft.) 
Net Rent 

Utility 

Allowance 
Gross Rent 

1BR/1BA      

  40% of AMI 1 706 $755 $72 $827  

  50% of AMI 3 706 $950 $72 $1,022  

  60% of AMI 4 706 $1,100 $72 $1,172  

    (Subtotal) (8)      

2BR/1.5BA       

  40% of AMI 3 899 $890 $101 $991  

  50% of AMI 11 899 $1,135 $101 $1,236  

  60% of AMI 14 899 $1,250 $101 $1,351  

    (Subtotal) (28)      

3BR/2BA       

  40% of AMI 2 1,088 $1,030 $113 $1,143  

  50% of AMI 10 1,088 $1,320 $113 $1,433  

  60% of AMI 12 1,088 $1,400 $113 $1,513  

    (Subtotal) (24)      

4BR/2.5BA       

  40% of AMI 1 1,303 $1,150 $128 $1,278  

  50% of AMI 1 1,303 $1,470 $128 $1,598  

  60% of AMI 2 1,303 $1,600 $128 $1,728  

    (Subtotal) (4)     

Total 64     

Notes: 1/ Rents to include water, sewer, and trash collection. Includes two 1BR, two 

2BR,  

               two 3BR and one 4BR UD/UFAS units. 

Source: Hopewell Redevelopment & Housing Authority 

 

HUD Maximum Allowable Rent Comparison 
 

 Table 3 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 Virginia Housing guidelines. The gross rents shown are 

compared with the HUD maximum allowable gross rents for the Richmond, VA MSA. The 

comparison shows that based on the calculated UA, the proposed gross rents are below the 

maximum allowable rates. 
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Table 3: Rent Comparison Chart, The Rendezvous and HUD Maximum Allowable Rates 

 The Rendezvous Apartments 
HUD Maximum 

Allowable 

 Net Rent Utility Allowance Gross Rent  

1BR/1BA     

  40% of AMI $755 $72 $827  $828 

  50% of AMI $950 $72 $1,022  $1,035 

  60% of AMI $1,100 $72 $1,172  $1,242 

2BR/1.5BA     

  40% of AMI $890 $101 $991  $993 

  50% of AMI $1,135 $101 $1,236  $1,241 

  60% of AMI $1,250 $101 $1,351  $1,489 

3BR/2BA     

  40% of AMI $1,030 $113 $1,143  $1,147 

  50% of AMI $1,320 $113 $1,433  $1,434 

  60% of AMI $1,400 $113 $1,513  $1,721 

4BR/2.5BA     

  40% of AMI $1,150 $128 $1,278  $1,280 

  50% of AMI $1,470 $128 $1,598  $1,600 

  60% of AMI $1,600 $128 $1,728  $1,920 

Source: HUD and Hopewell Redevelopment & Housing Authority 

 
 

Site Plan and Building Design 
 

The proposed site plan for The Rendezvous Apartments is presented next. The site will 

be developed with 64 apartment units in a predominantly four-story, “L”-shaped apartment 

building. The site is being developed at a low density of approximately 19 units per acre. The site 

plan highlights an abundance of open space on the property, featuring open play areas and picnic 

areas along the Spruce Street frontage. 

 

The apartment building will stand four stories tall along Cypress Street and Cedar Street, 

with an attached two-story building containing four units along Cedar Street. The site plan 

displays 108 parking spaces, including eight handicap spaces. 

 

The building’s front will face Cypress Street, and an entrance from Cypress Street will 

lead to the entry door. Access to the parking lot will be provided from both side streets, Cedar 

Street and Westover Avenue. All parking will be situated on the back side of the “L”-shaped 

building. The building and parking areas will occupy slightly more than half of the study site, 

with the remaining area dedicated to on-site recreation. 
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The Rendezvous Site Plan 

 

Shown next are renderings of the building. The building exteriors will include a mix of 

brick and fiberboard. The building design is contemporary, with flat roofs and large picture 

windows. 
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The Rendezvous Renderings 

 

Next are floor plans for each of the four levels in the apartment building. The entrance 

will be at the elbow of the building, leading into a lobby area where an elevator will be located. 

The ground level, shown first, will contain 15 units, including eight two-bedroom, six three-

bedroom, and one four-bedroom units. This level will include a leasing office, community room, 

mail room, and shared working space. 
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Ground Level 

 

The floor plan for the second level is shown next. It will include a shared workspace. This 

level will contain 17 apartment units, including two one-bedroom, eight two-bedroom, six three-

bedroom, and one four-bedroom apartment unit. 
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Second Level 

 

The floor plan for the third level is presented next. Community space on this level will 

include an 820± square foot fitness center and a shared workspace. Sixteen apartment units will 

be located on this level, including three one-bedroom, six two-bedroom, six three-bedroom, and 

one four-bedroom apartment units. 
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Third Level 

 

The fourth level floor plan is presented next. Common space on this level will include a 

960± square foot community room and access to a rooftop space. There will be 16 apartment units 

on this level, including three one-bedroom, six two-bedroom, six three-bedroom, and one four-

bedroom apartment unit. 
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Fourth Level 

 

Apartment Unit Floorplans 
 

The following section showcases the unit floor plans. These spacious, rectangular units 

will feature vinyl flooring in the living areas and carpeting in all bedrooms. Other highlights 

include LED lighting and WaterSense fixtures. Four different unit sizes are presented, all of which 

will have balconies or patios. 

 

The one-bedroom units will feature standard floor plans. The kitchen will have an open 

area with space for a dining area. The bedroom closet will be large, and the apartment units will 

include an enclosed laundry room. The two-bedroom units will showcase a split-unit design with 

one bedroom on each side of the apartment unit. These units will have 1.5 baths, an open kitchen 

area with an attached dining area, and a laundry room. The three-bedroom units will be equipped 
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with two full bathrooms, an abundance of closet space, and an open kitchen area. The four-

bedroom units will include 2.5 bathrooms and other space features similar to the other floor plans. 

 

 
Apartment Unit Floor Plans 

 

Summary 
 

In summary, the Rendezvous Apartments are well-designed and attractively planned. 

They will represent the newest and most upscale property in Hopewell. The units will be spacious 

and open, in line with contemporary apartment standards. The proposal includes several on-site 

amenities, such as a fitness room, co-working space, laundry room, conference room, and 

abundant outdoor recreation space for both children and adults. 

 

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, 
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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. 

 

 The City of Hopewell is situated south of the City of Richmond, along the I-95 and I-295 

highway corridors, and forms part of the area known as the Tri-Cities Region. Hopewell, Colonial 

Heights, and Petersburg are independent cities that are primarily built out. Although the Tri-

Cities Region is largely developed within each city’s limits, the adjacent areas of Prince George 

County, Chesterfield County, and Henrico County remain rural with less development. The large 

Fort Gregg-Adams Military Base serves as the primary economic stimulus for the Tri-Cities 

economy. 

 

 The three cities in this region are typically studied as a single market area due to their 

maturity and proximity. However, since The Rendezvous Apartments proposal consists of only 

64 apartment units with deeply subsidized rents, we have defined the market study area as the 

City of Hopewell. With a substantial population and a considerable number of similar apartment 

units, the City is a sufficiently large area for studying market support for 64 new affordable 

apartment units. As the project sponsor of The Rendezvous Apartments is the Hopewell 

Redevelopment & Housing Authority (HRHA), Hopewell residents are expected to be the likely 

occupants. 

 

 Map E depicts the market area, the City of Hopewell. The City features two interchanges 

along I-295 and substantial river frontage along the James River on its northeast side. Woodlawn 

Road runs south past I-295 to Fort Gregg-Adams, providing direct access to the main gates at Fort 

Gregg-Adams. Given the study site’s location within the center of the City of Hopewell, the City 

itself is the probable market area. 

 

 Our research has indicated that lower-income households within the Tri-Cities Region 

surrounding Fort Gregg-Adams typically remain within the city limits of their current residence 

when searching for new housing. Consequently, all factors point to a defined market area as the 

City of Hopewell. 
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Map E – The Rendezvous Apartments Market Area 

 

Market Area Economic Overview 
 

This market study section presents an economic overview of the greater Hopewell market 

area, which encompasses the City and its adjacent areas. While we have defined the market area 

for the apartment property proposal as the City of Hopewell, for the economic overview, we 

included the entire Tri-Cities Region, consisting of the cities of Hopewell, Petersburg, Colonial 

Heights, and the adjacent Prince George County. The rationale behind these decisions is that 

demographic stability within the greater Hopewell area depends on regional employment 

growth and investments. Within this stabilized economy, a niche market for renters seeking local 

alternatives for affordable housing emerges. 
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The subsection to follow 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 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. 

 

At-Place Jobs 
 

 At-place jobs refer to the number of civilian jobs located within the market area, and data 

in Table 4 show a total of approximately 46,580 jobs as of year-end 2019, prior to the COVID-19 

pandemic. This total is down by approximately 280 from the previous year and 310 since 2018 

but still exceeds the pre-recession level in 2008. The job losses in 2019 follow 480 new jobs that 

were added in 2018. These data do not include military jobs at Fort Gregg-Adams. 

 

 Significant disclosure issues exist within small marketplaces with few employers, such as 

the Tri-Cities Region. This is often the case in more rural and sparsely populated areas. 

Nevertheless, the total job data include all civilian jobs in the market area jurisdictions. 

 

 The market area economy has expanded mainly due to Fort Gregg-Adams’ military 

growth. Although military employment is not counted in the data in Table 4, the apparent job 

losses shown do not capture “the full picture.” However, spin-off jobs and population growth 

result from Fort Gregg-Adams’s expansions, and these data have contributed to area growth. 

 

 Job and employment growth are just one sector of the market area economy but currently 

not the principal growth sector. Fort Gregg-Adams’ presence is a significant advantage for 

various types of businesses that cater to the military, and several local businesses have been 
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established specifically for this reason. Military contractors that do business with Fort Gregg-

Adams generate significant job growth, as these firms provide a wide range of technical services, 

training, logistics, and supplies. This component of the local economy will be detailed further 

below. 

 

The largest civilian employment sector in the market area is likely the healthcare sector. 

However, disclosure issues make quantifying the total number of healthcare jobs in the market 

area difficult. Major healthcare employers include Columbia HCA/John Randolph Hospital 

(Hopewell), Hopewell Healthcare Center (Hopewell), River View on the Appomattox 

(Hopewell), Bon Secours – Southside Medical Center (Petersburg), Beverly Home Care 

(Petersburg), Good Neighbor Homes (Petersburg), Rehabilitation Hospital (Petersburg), and 

Colonial Heights Convalescent Home (Colonial Heights). 

 

Another particularly large employment category is accommodations/food services, 

which accounts for nearly 11 percent of market area employment and grew by approximately 130 

jobs over the 2015 to 2019 period. This is the fastest-growing employment sector in the region, 

where data are available. Much of this growth was associated with new hotel construction to 

serve the Fort Gregg-Adams market. The most recent large hotel to open is the 1,000-room Fort 

Gregg-Adams Lodge, which opened in 2013 at Fort Gregg-Adams. 

 

The federal government also has a significant employment presence, accounting for 10.4 

percent of total employment in the market area. Many of these employees work at the Federal 

Correctional Complex, Petersburg (FCC Petersburg). Employment in this sector has declined by 

approximately 440 between 2015 and 2019. 

 

The manufacturing sector also accounts for a significant number of local jobs, nearly 7.4 

percent of all jobs in the market area. Employment in this sector remained steady between 2015 

and 2019, growing by approximately 30. 

 

To summarize, the Tri-Cities Region’s economy has experienced growth in part due to 

military expansion at Fort Gregg-Adams, with spin-off jobs and population growth contributing 
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to the area’s development. The largest civilian employment sectors in the market area are likely 

health care and accommodations/food services, although disclosure issues make it difficult to 

quantify the exact number of jobs. Fort Gregg-Adams has fostered business opportunities that 

cater to military and federal government employment. Despite a decline in some civilian jobs, the 

overall market area remains stable, supported by the growing employment sectors and the 

military presence at Fort Gregg-Adams. 

 

Table 4: Trends in Average At-Place Employment, Tri-Cities Region, 2015-2019 1/ 

Industry 2015 2016 2017 2018 2019 Net Change 

Agriculture ND ND ND ND ND -- 

Mining ND ND ND ND ND -- 

Utilities ND ND ND ND ND -- 

Construction ND ND ND ND ND -- 

Manufacturing  3,433 3,441 3,516 3,479 3,466 33 

Wholesale Trade ND 1,347 1,316 1,198 1,016 -- 

Retail Trade ND ND ND ND ND -- 

Transport./ Wareh. ND ND ND ND ND -- 

Information ND ND ND ND ND -- 

Finance/Insurance 720 725 685 616 613 -107 

Real Estate 485 510 509 488 501 16 

Prof./Tech.  ND ND ND ND ND -- 

Mgmt of Co.s ND ND ND ND ND -- 

Admin./Waste  ND ND ND ND ND -- 

Education ND ND ND ND ND -- 

Health Care ND ND ND ND ND -- 

Arts/Enter./Rec. 357 ND 365 371 373 16 

Accom./Food 4,954 ND 5,174 5,230 5,084 130 

Other Services 1,720 1,739 1,834 1,847 1,697 -23 

Local Gov. ND ND ND 5,722 ND -- 

State Gov. ND ND ND 675 ND -- 

Federal Gov. 5,301 5,036 4,863 4,892 4,857 -444 

Total 46,882 46,729 46,372 46,853 46,576 -306 

Notes: 1/ Includes City of Petersburg, City of Hopewell, City of Colonial Heights and Prince George  

                County. 

            ND = Data do not meet BLS or State agency disclosure standards.  

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

 
The Tri-Cities Region has a considerable number of hourly wage jobs in hotels, 

restaurants, and service sector jobs. Many of these serve the Fort Gregg-Adams market. There are 

no dominant industries in the area other than Fort Gregg-Adams employment. Overall, the Tri-

Cities Region has a stable economy and has not had significant net job losses due to economic 

trends. The one issue of note is that a large part of the workforce has hourly wage jobs. 
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Table 5 summarizes job changes in each jurisdiction under study before the pandemic. 

Almost all net job growth occurred in Prince George County and Petersburg. These two locations 

have added 200 jobs since 2015. Hopewell and Colonial Heights had a modest decrease in jobs 

over the 2015 to 2019 period, with a mix of job losses in some industries and net growth in others. 

These job losses offset the job gains in Petersburg and Prince George County. Nevertheless, job 

losses during this period did not impact the market area’s apartment market. 

 

Table 5: Change in Total At-Place Employment, Tri-Cities Region, VA, 2015-2019 

Industry 
Prince George 

County 

Colonial Heights 

City 

Hopewell 

City 

Petersburg 

City 

Net 

Change 

Agriculture ND ND ND ND -- 

Mining ND ND ND ND -- 

Utilities ND ND -49 ND -- 

Construction ND ND ND -104 -- 

Manufacturing  367 -67 -107 -160 33 

Wholesale Trade -173 33 ND -160 -- 

Retail Trade 161 -300 51 ND -- 

Trnsprt. & Wareh. -66 15 ND ND -- 

Information ND 5 ND ND -- 

Finance/Insurance -21 -35 -9 -42 -107 

Real Estate 17 -23 1 21 16 

Prof./Tech.  -135 ND ND ND -- 

Mgmt of Co.s ND ND ND ND -- 

Admin./Waste  ND ND ND 310 -- 

Education 124 0 ND ND -- 

Health Care 114 -130 ND ND -- 

Arts/Enter./Rec. 4 18 -17 11 16 

Accom./Food 73 58 -20 19 130 

Other Services -73 -23 -14 87 -23 

Local Gov. 62 ND 113 -87 -- 

State Gov. 13 ND -5 -63 -- 

Federal Gov. -447 1 1 1 -444 

Total 29 -440 -66 171 -306 

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

 

Next, Table 6 displays the employment changes that occurred since 2019, which were 

outlier years due to the unprecedented impact of the COVID-19 pandemic. Data is presented for 

sectors without disclosure issues. The data shows a significant loss of jobs in 2020, with a 

reduction in employment of over 3,000, or 6.5 percent. 

 

These losses occurred across virtually all employment sectors, with the heaviest job losses 

affecting the Accommodations/Food sector (approximately 590 jobs lost) and the Other Services 
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sector (approximately 320 jobs lost). Notably, two key employment sectors, Manufacturing and 

Wholesale Trade, added approximately 370 jobs in 2020. Notably, the job losses in 2020 did not 

impact occupancy at the market area’s competitive apartment properties. This period saw an 

increase in both apartment occupancy and rental rates in the region. Data for 2021 indicate that 

employment in the region declined by just over 900. However, 1,300 jobs were added in the region 

between 2021 and 2023. 

 

Table 6: Trends in Average At-Place Employment, Tri-Cities, Virginia, 2019-2023               

Industry 2019 2020 2021 2022 2023 Net Change 

Manufacturing  3,466 3,807 3,436 3,594 3,688 222 

Wholesale Trade 1,016 1,044 1,049 1,060 ND -- 

Finance/Insurance 613 580 553 555 531 -82 

Real Estate 501 464 445 443 477 -24 

Arts/Enter./Rec. 373 336 363 ND 357 -16 

Accom./Food 5,084 4,490 4,827 ND 4,830 -254 

Other Services 1,697 1,375 1,390 1,434 1,452 -245 

Federal Gov. 4,857 4,861 4,779 4,745 4,760 -97 

Total 46,576 43,531 42,625 43,725 43,925 -2,651 

Source: United States Department of Labor 

 

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, irrespective of their job location. In contrast, at-place jobs 

specifically relate to the location of employment within the market area. The data presented are 

current as of year-end 2023 for both Employment and Labor Force metrics. 

 

The Tri-Cities Region experienced a net increase in employment of 119 jobs between 2018 

and 2019, before the pandemic. Employment gains are more significant than at-place job totals, 

which suggests that net out-commuting occurs to neighboring jurisdictions, primarily to 

Chesterfield County in the north. 

 

Data in Table 7 show that the unemployment rate was a modest 4.1 percent in 2019, down 

from 4.5 percent in 2018. The low unemployment rate indicates that new job growth will require 

new market area residents. 

 

http://www.spatzandassociates.com/


c 

 

 
 

MARKET ANALYSIS ▪ THE RENDEZVOUS APARTMENTS ▪ HOPEWELL, VA PAGE 33 OF 64 
S. PATZ & ASSOCIATES, INC. ▪ WWW.SPATZANDASSOCIATES.COM ▪ 703-421-8101 ▪ CONTACT@SPATZANDASSOCIATES.COM 

 

Due to the onset of the pandemic, total employment in 2020 declined by over 3,300, 

pushing the unemployment rate up from a low of 4.1 percent in 2019 to 10.0 percent, the highest 

unemployment rate in over a decade. Data for 2021 show a quick recovery, with employment 

growing by 1,030. This recovery trend has persisted, with employment expanding by over 2,000 

in 2022 and 1,427 in 2023. Total employment currently exceeds the 2018 level by nearly 1,300 jobs. 

 

Table 7: Trends in Employment and Unemployment,  

               Tri-Cities Region, Virginia, 2018-2023 

 Labor Force Employment Unemployment Percent Unemployed 

2018 46,545 44,429 2,116 4.5% 

2019 46,465 44,548 1,917 4.1% 

2020 45,844 41,245 4,599 10.0% 

2021 45,288 42,275 3,013 6.7% 

2022 46,163 44,277 1,886 4.1% 

2023 47,667 45,704 1,963 4.1% 

Net Change 1,122 1,275 -153 -0.4% 

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

 

Major Employers 
 

Table 8 lists the 15 largest employers in the region. The table shows a wide mix of 

employers, with Fort Gregg-Adams being the largest employer. 

 

While Fort Gregg-Adams significantly contributes to the local economy, its overall 

economic impact depends on federal budget decisions. Thus, the local economy is vulnerable due 

to this dependency. At this time, job losses are not anticipated at Fort Gregg-Adams over the next 

five years. Even if a future BRAC round were to occur, cuts are not expected to occur here; instead, 

it will likely result in growth because other military installations focusing on warfighting rather 

than training will be consolidated. At least 650 individuals transition out of Fort Gregg-Adams 

on an annual basis. 
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Table 8: Major Employers, Virginia Gateway Region, 2023 1/ 

Company Name Industry Estimated Employees 

Fort Gregg-Adams Army logistics and culinary training 23,00 

Dominion Resources Electric utility (incl. HQ in Richmond) 5,400 

Amazon E-commerce fulfillment 1,000+ 

Bon Secours Healthcare 1,000+ 

Walmart Retail, distribution center 1,000+ 

Virginia State University Higher education 1,000+ 

AdvanSix Chemicals, fibers, and R&D center 500-999 

Delhaize America Food Lion distribution center 600-1,250 

HCA Virginia Health System Healthcare 500-999 

Food Lion Grocery 300-650 

Perdue Foods Poultry products (distribution) 250-500 

Alliance Group Rock Paperboard 250-500 

Evonik Industries Chemicals for skin & hair products, R&D 250-500 

Chaparral Metal manufacturing 250-500 

Service Center Metals Metal manufacturing 250 

Notes: 1/ Also includes larger nearby employers outside of the Tri-Cities. 

Source: Virginia Gateway Region  

 

Travel Time to Work 
 

The data in Table 9 categorize the total number of households in Hopewell based on their 

commuting time to work. The shortest commutes, less than five minutes, are experienced by 4.4 

percent of households. The most common travel time is 10 to 14 minutes, accounting for 16.3 

percent of households. Commutes of 30 to 34 minutes are also significant, comprising 14.4 percent 

of the total. The longest commutes, 60 or more minutes, are the least common, making up 6.4 

percent of households. 

 

Table 9: Travel Time to Work, Hopewell, VA  

Driving Time Total Households Percent of Total 

Less Than 5 Minutes 383 4.4% 

5 To 9 Minutes 798 9.1% 

10 To 14 Minutes 1,439 16.3% 

15 To 19 Minutes 971 11.0% 

20 To 24 Minutes 1,227 13.9% 

25 To 29 Minutes 817 9.3% 

30 To 34 Minutes 1,270 14.4% 

35 To 39 Minutes 381 4.3% 

40 To 44 Minutes 454 5.2% 

45 To 59 Minutes 593 6.7% 

60 To 89 Minutes 182 2.1% 

90 Or More Minutes 289 3.3% 

Total 8,804 100.0% 

Source: U.S. Census Bureau, ACS 2022 (5-Year Estimates) 
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Wages by Occupation 
 

Table 10 details employment and wage statistics across various employment sectors in 

Hopewell without data disclosure issues. It enumerates the number of employees, their average 

weekly wages, and the average annual pay in specific industries.  

 

The Utilities sector has 85 employees with the highest average weekly wage of $2,122, 

translating to an average annual pay of $110,335. Manufacturing, which employs 1,957 workers, 

follows closely with an average weekly wage of $2,083 and an annual pay of $108,294. The 

Wholesale Trade sector, with 113 employees, also shows significant earnings with an average 

annual pay of $72,607. In contrast, sectors such as Arts, Entertainment, and Recreation, with 23 

employees, and the Retail Trade sector, with 683 employees, have the lowest annual pay of 

$17,006 and $29,813, respectively. Other notable sectors include Finance/Insurance, Real Estate, 

and Local Government, with average annual pays of $56,229, $51,520, and $53,087, respectively. 

Overall, the total average weekly wage across all sectors is $1,240, resulting in an average annual 

pay of $64,491 for 7,425 employees in Hopewell. 

 

Table 10: Wages by Occupation, Hopewell, Virginia, 2023 

 Number of Employees Average Weekly Wage Average Annual Pay 

Utilities 85 $2,122 $110,335 

Manufacturing  1,957 $2,083 $108,294 

Wholesale Trade 113 $1,396 $72,607 

Retail Trade 683 $573 $29,813 

Trnsprt. & Wareh. 29 $654 $34,011 

Finance/Insurance 85 $1,081 $56,229 

Real Estate 66 $991 $51,520 

Admin./Waste  521 $887 $46,134 

Arts/Enter./Rec. 23 $327 $17,006 

Accom./Food 702 $419 $21,783 

Other Services 175 $569 $29,589 

Local Gov. 1,271 $1,021 $53,087 

State Gov. 47 $987 $51,313 

Federal Gov. 35 $1,118 $58,149 

Total/ Average 7,425 $1,240 $64,491 

Source: United States Department of Labor, Bureau of Labor Statistics 
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Economic Development Activity 
 

 

Table 11 below lists the more significant job announcements in the Tri-Cities region. The 

data show that over 1,400 new jobs have been announced since 2019, including the most recent 

announcement by PGT Innovations that it would hire nearly 660 people in Prince George County. 

 

Table 11: Job Announcements, Hopewell, Virginia, 2019-2024 

 Location Business Description Month Announced New Jobs 

PGT Innovations Prince George Glass manufacturer November 2023 659 

Service Center Metals Prince George Aluminum extruded products September 2021 94 

AMPAC Petersburg Pharmaceutical manufacturers May 2021 156 

Independence Hydrogen Petersburg Produces hydrogen cells  February 2021 10 

Civica Rx Petersburg Pharmaceutical manufacturers January 2021 186 

Mount-It! Prince George Distributor of mounting solutions October 2020 85 

Amazon.com, Inc. Prince George Fulfillment center February 2020 150 

Petersburg Hopewell Producer of caprolactam May 2019 92 

Total    1,432 

Source: Virginia Economic Development Partnership 

 
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 is designed to prepare and 

support employees through such significant transitions. An analysis of WARN notices in the Tri-

Cities Region identified no such announcements over the past two years. 
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Section II: Affordable Apartment Market Analysis 
 

 The following section of the market study provides a supply-demand analysis for the 64 

apartment units that will comprise the Rendezvous Apartments once built. This analysis is 

divided into two main parts. The first part offers a demographic analysis, estimating the number 

and growth of renter households under two different scenarios: one assuming the availability of 

project-based subsidies and the other without such subsidies. The calculations set the upper-

income limits based on the HUD maximum allowable incomes for two-person households, with 

projections extending to 2028, in accordance with Virginia Housing guidelines. 

 

 The second segment of Section II involves an analysis of the competitive apartment 

communities within the market area. We identified ten apartment properties to study. Not all of 

these are LIHTC properties. The others include two smaller adaptive-reuse properties that are 

about a decade old alongside mature apartment complexes mostly built before 1990 and the 

1980s. These properties were assessed on several criteria, including occupancy rates, rental rates, 

unit and property features, and curb appeal. This assessment aims to ascertain the Rendezvous 

Apartment’s competitive standing in the market. 

 

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, 

with a particular focus on the renter population that would constitute the target market for the 

Rendezvous Apartments. 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 
 

 Table 12 shows that Hopewell’s 2023 population is 22,494, based on the most recent data 

available from the Weldon Cooper Center for Public Service. The data show that the City’s 

population has declined by nearly 100 since 2010 after expanding by approximately 240 during 

the 2000s. The City has had limited new housing development and a slight decline in the average 
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household size, which has limited demographic growth. Projections show a slight population 

decline of approximately 120 by 2028. 

 

Table 12: Trends and Projections of Population and Households, 

                 The Rendezvous Market Area, 1990-2028 

 1990 2000 2010 2023 2028 

Market Area Population 23,301 22,354 22,591 22,494 22,373 

  Group Quarters Population  307 328 237 240 240 

      

Household Population 22,994 22,354 22,354 22,254 22,614 

Persons Per Household 2.55 2.47 2.45 2.35 2.34 

Total Households 9,014 9,055 9,129 9,457 9,664 

      

Renter Households 3,873 3,988 4,223 5,005 5,129 

  Percent Renter Households 43.0% 44.0% 46.3% 52.9% 53.1% 

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, accounting for approximately 

one percent of the total population. This population consists almost entirely of seniors in area 

nursing homes. People in Group Quarters were 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 9,457 households, an 

increase of nearly 330 from the 2010 census count and over 400 compared with the 2000 census 

figure of approximately 9,055. The net increase in households during a period of population 

decline over the past 13 years is due to the declining average household size, from 2.45 in 2010 to 

2.35 in 2023. The total number of households is projected to grow by nearly 210 by 2028, reaching 

9,664. 

 

Renter Households 
 

Table 12 also presents trend data and projections for the population and household 

composition within the Rendezvous Apartments market area from 1990 to 2028. The data show 
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that from 1990 to 2023, there has been a consistent increase in renter households. Renter 

households grew from 3,873 (representing 43.0 percent of total households) in 1990 to an 

estimated 5,005 (52.9 percent) in 2023. The total number of renter households in the market area 

is projected to increase to 5,129 (53.1 percent) by 2028. 

 

Target Market Demographics 
 

Table 13 below outlines data on the number of renter households within the market area 

across the various income categories under review. Projections in these demographics are 

detailed in the paragraphs below. 

 

▪ 40% of AMI: For units with rent limitations applicable to households earning up to 40% 
of AMI, and assuming the absence of project-based vouchers, the target demographic 
encompasses renter households with annual incomes ranging from $33,080 to $47,680, 
reported in constant 2024 dollars. HUD guidelines define the upper limit as the maximum 
allowable income for a five-person household. In 2023, the number of renter households 
within this income range was 758, representing 15.1 percent of renter households. By 2028, 
this figure is expected to decrease by 33 households to a total of 725 households. 
 

▪ 50% of AMI: For units with rent limitations applicable to households earning up to 50% 
of AMI, and assuming the absence of project-based vouchers, the target demographic 
encompasses renter households with annual incomes ranging from $46,880 to $71,520, 
reported in constant 2024 dollars. HUD guidelines define the upper limit as the maximum 
allowable income for a five-person household. In 2023, the number of renter households 
within this income range was 832, representing 16.6 percent of renter households. By 2028, 
this figure is expected to increase by 21 households to a total of 853 households. 

 
▪ 60% of AMI: For units with rent limitations applicable to households earning up to 60% 

of AMI, and assuming the absence of project-based vouchers, the target demographic 
encompasses renter households with annual incomes ranging from $46,880 to $71,520, 
reported in constant 2024 dollars. HUD guidelines define the upper limit as the maximum 
allowable income for a five-person household. In 2023, the number of renter households 
within this income range was 832, representing 16.6 percent of renter households. By 2028, 
this figure is expected to increase by 21 households to a total of 853 households. 
 
Accounting for income overlaps, Table 13’s demographic projections show that the target 

market is expected to decline by eight households over the projection period. 
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With the availability of project-based vouchers, as is expected, tenants will be required to 

allocate no more than 30 percent of their income toward rent. Consequently, the minimum 

income threshold is established at $0. For households within this income range, the annual 

incomes must lie between $0 and $71,520, reported in constant 2024 dollars. The estimated 

number of renter households in this income bracket for 2024 is 3,758, equating to 75.1 percent of 

market area renter households. By 2028, this total is anticipated to decrease by 71 households, 

resulting in 3,687 households. 

 

Table 13: Trends and Projections of Target Households, 

                 The Rendezvous Apartments Market Area, 2023-2028 

                 (Constant 2024 Dollars) 

 2023 2028 Net Change 

Market Area Households 9,457 9,664 207 

  Market Area Renter Households 5,005 5,129 124 

    

Target Markets (Absent Subsidies)    

   40% of AMI ($33,080-$47,680)    

      Households Within Income Category 758 725 -33 

         Percent Within Income Category 15.1% 14.1%  

   50% of AMI ($40,880-$59,600)    

      Households Within Income Category 915 883 -32 

         Percent Within Income Category 18.3% 17.2%  

   60% of AMI ($46,880-$71,520)    

      Households Within Income Category 832 853 21 

         Percent Within Income Category 16.6% 16.6%  

   Combined    

      Households Within Income Category 1,541 1,533 -8 

         Percent Within Income Category 30.8% 29.9%  

    

Target Markets (With Subsidies)    

   40% of AMI ($0-$47,680)    

      Households Within Income Category 2,974 2,879 -95 

         Percent Within Income Category 59.4% 56.1%  

   50% of AMI ($0-$59,600)    

      Households Within Income Category 3,475 3,375 -100 

         Percent Within Income Category 69.4% 65.8%  

   60% of AMI ($0-$71,520)    

      Households Within Income Category 3,758 3,687 -71 

         Percent Within Income Category 75.1% 71.9%  

   Combined    

      Households Within Income Category 3,758 3,687 -71 

         Percent Within Income Category 75.1% 71.9%  

Source: U.S. Census Bureau; Weldon Cooper Center for Public Service;  

              Ribbon Demographics; S. Patz & Associates, Inc. 
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Renter Households by Size 
 

 Table 14 presents data on the composition of renter households by size within the 

Rendezvous Apartments market area. It shows that one-person households are the most 

common, constituting 34.7 percent of total renter households. This is followed by two-person 

households, which make up 24.5 percent. The table continues to list household sizes, with three-

person households comprising 17.6 percent and four-person households representing 13.1 

percent. Renter households with five or more persons account for 10.1 percent of the total renter 

households in the market area. Thus, nearly a quarter of the market area households have four or 

more people. 

 

Table 14: Renter Households by Household Size,  

                 The Rendezvous Apartments Market Area, 2023 

 Total Households Percent of Total 

1-Person Household 1,738 34.7% 

2-Person Household 1,227 24.5% 

3-Person Household 880 17.6% 

4-Person Household 655 13.1% 

5-or-more-Person Household 505 10.1% 

Total Households 5,005 100.0% 

Source: Ribbon Demographics 

 

Rent Overburdened Households 
 

 Renter households are considered 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 the need 

for new affordable rental housing in the market area. Data in Table 15 show that 42.1 percent of 

renter households in the market area are rent-burdened, with the vast majority of these 

households having low or modest incomes. 
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Table 15: Rent Overburdened Households,  

                 The Rendezvous Apartments Market Area  

Income Total Households Percent of Total 

Less Than $10,000 576 13.3% 

   Less than 35.0 Percent 25 0.6% 

   More than 35.0 Percent 473 10.9% 

   Not Computed 78 1.8% 

$10,000 To $19,999 778 17.9% 

   Less than 35.0 Percent 176 4.1% 

   More than 35.0 Percent 584 13.5% 

   Not Computed 18 0.4% 

$20,000 To $34,999 670 15.4% 

   Less than 35.0 Percent 167 3.8% 

   More than 35.0 Percent 503 11.6% 

   Not Computed 0 0.0% 

$35,000 To $49,999 712 16.4% 

   Less than 35.0 Percent 465 10.7% 

   More than 35.0 Percent 194 4.5% 

   Not Computed 53 1.2% 

$50,000 To $74,999 781 18.0% 

   Less than 35.0 Percent 697 16.1% 

   More than 35.0 Percent 75 1.7% 

   Not Computed 9 0.2% 

$75,000 To $99,999 464 10.7% 

   Less than 35.0 Percent 464 10.7% 

   More than 35.0 Percent 0 0.0% 

   Not Computed 0 0.0% 

$100,000 Or More 360 8.3% 

   Less than 35.0 Percent 360 8.3% 

   More than 35.0 Percent 0 0.0% 

   Not Computed 0 0.0% 

Total 4,341 100.0% 

More than 35.0 Percent 1,829 42.1% 

Source: U.S. Census Bureau, ACS 2022 (5-Year Estimates) 

 

Substandard Housing 
 

 Table 16 provides a detailed quantification of renter 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. The 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 data, 275 households fall under these criteria, of which 239 are renter 

households, constituting 5.5 percent of the occupied renter housing units. 
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Table 16: Renter Households with Substandard Housing,  

                 The Rendezvous Apartments Market Area  

 Total Households Percent of Total 

Owner Occupied   

  Complete Plumbing Facilities: 5,007 53.6% 

    1.00 Or Less Occupants Per Room 4,971 53.2% 

    1.01 To 1.50 Occupants Per Room 36 0.4% 

    1.51 Or More Occupants Per Room 0 0.0% 

  Lacking Complete Plumbing Facilities: 0 0.0% 

    1.00 Or Less Occupants Per Room 0 0.0% 

    1.01 To 1.50 Occupants Per Room 0 0.0% 

    1.51 Or More Occupants Per Room 0 0.0% 

      (Subtotal) (5,007) (53.6%) 

   

Renter Occupied   

  Complete Plumbing Facilities: 4,335 46.4% 

    1.00 Or Less Occupants Per Room 4,102 43.9% 

    1.01 To 1.50 Occupants Per Room 183 2.0% 

    1.51 Or More Occupants Per Room 50 0.5% 

  Lacking Complete Plumbing Facilities: 6 0.1% 

    1.00 Or Less Occupants Per Room 6 0.1% 

    1.01 To 1.50 Occupants Per Room 0 0.0% 

    1.51 Or More Occupants Per Room 0 0.0% 

      (Subtotal) (4,341) (46.4%) 

Total 9,348 100.0% 

   

Lacking Complete Plumbing 6 0.1% 

With Plumbing but Overcrowded 269 2.9% 

Total Substandard Housing 275 2.9% 

   Rental Substandard Housing 239 5.5% 

Source: U.S. Census Bureau, ACS 2022 (5-Year Estimates) 

 

Residential Building Permits 
 

Table 17 provides data on residential building permits issued in the Rendezvous 

Apartments market area from 2014 to 2023. The data show that 535 building permits were issued 

during this ten-year period, with 75.5 percent (or 404) of these permits for single-family homes. 

Multi-family homes constitute approximately 24.5 percent of the total. 
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Table 17: Residential Building Permits, 

                 The Rendezvous Market Area, 2014-2023 

Year 1-Unit 2-Units 3-4 Units 5+ Units Total Units 

2014 90 0 0 0 90 

2015 48 0 0 0 48 

2016 47 0 0 0 47 

2017 45 0 0 0 45 

2018 50 0 0 68 118 

2019 33 0 0 23 56 

2020 37 0 0 40 77 

2021 17 0 0 0 17 

2022 19 0 0 0 19 

2023 18 0 0 0 18 

Total 404 0 0 131 535 

Average 40 0 0 13 54 

Percent of Total  75.5% 0.0% 0.0% 24.5% 100.0% 

Source: U.S. Census Bureau Building Permits Survey 

 

Competitive Apartment Market 
 

This subsection analyzes the apartment properties identified as most competitive with the 

Rendezvous Apartments proposal. The selection comprises a mix of affordable apartment 

communities and market-rate properties with modest rents. The limited availability of affordable 

apartment complexes in the market area necessitates this diverse inclusion. Thus, a considerable 

number of income-qualified renter households currently do not reside in units with income 

restrictions in place. 

 

The forthcoming analysis excludes several rental properties with deep rent subsidies, 

including the 150-unit Hopewell Heights, 134-unit Thomas Rolfe Court, 100-unit Kippax Place, 

120-unit Davisville Apartments, and 134-unit Piper Square. These are Section 8 properties that 

are routinely fully occupied with waitlists. They target households with very low incomes. 

 

In addition, the Hopewell Redevelopment & Housing Authority currently issues 

approximately 1,000 vouchers. The agency maintains an extensive waitlist for housing-choice 

vouchers; however, the total number was not shared. Given its length, the Authority has decided 

against opening the waitlist this year. 
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Further exclusions include some higher-rent, market-rate apartment communities with 

rents significantly above what would be affordable for the target population. 

 

The data presented for each competitive apartment community encompasses construction 

dates, current occupancy levels, apartment unit characteristics, unit mix, and project amenities. 

This information is essential for assessing the competitive positioning and market support of the 

Rendezvous Apartments, which are crucial factors in establishing competitive rents and 

evaluating market demand. 

 

Characteristics of the Competitive Apartment Market 

 

Table 18 lists the ten competitive apartment properties in the City of Hopewell, which 

collectively contain 919 rental units, with only 23 currently vacant. Two properties, Freedman 

Point and The Summit Apartments, are LIHTC properties and represent the newest complexes in 

Hopewell. These two properties are briefly detailed below: 

 

▪ Freedman Point: This 68-unit, entirely affordable apartment community opened in 2019. 
The community comprises a four-story, elevator-equipped building with integrated 
community spaces and first-floor commercial space. It includes 48 two-bedroom units 
with 1.5 bathrooms and 20 three-bedroom units with two full bathrooms. Freedman Point 
is unique, offering units restricted to 40% of AMI (seven units), 50% of AMI (27 units), and 
60% of AMI (34 units). Additionally, eight of the units have project-based rental 
assistance, including all 40% units. There are currently six vacancies, all of which 
management notes are related to recent evictions. 
 
The apartments feature large closets, ENERGY STAR appliances—including a 
dishwasher, frost-free refrigerator, and range—washer and dryer hookups, individually 
controlled heating and air conditioning, and energy-efficient windows. Seven units are 
equipped with ADA features for residents with disabilities. Additional amenities include 
an onsite management office, a community room with a kitchenette, high-speed internet, 
and a rooftop terrace. 
 

▪ The Summit: This 56-unit rental townhome community, which opened in 2014, offers all 
units restricted to 50% of AMI, with 30 units supported by project-based vouchers. The 
community includes 26 two-bedroom units, 26 three-bedroom units, and four four-
bedroom units. There are currently no on-site amenities. Presently, there are four vacant 
units that management expects to fill quickly. Management reports strong demand for the 
larger three- and four-bedroom floorplans. 
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 The remaining eight rental properties are market-rate communities, and most are mature. 

Hopewell Lofts and Butterworth Lofts are adaptive-reuse properties with a combined total of 

four vacancies. Ingram & Associates, which manages 134 total units, including four small 

apartment properties and 30 duplex units, has four vacant units that are not apartment units. The 

remaining properties surveyed are mature garden and townhome developments. 

 

 Data in Table 18 demonstrate that the apartment market is near full occupancy, with a low 

2.3 percent vacancy rate. While Freedman Point currently has more vacancies than in the past, 

management notes that these are due to recent evictions, with the expectation that these units will 

be filled shortly. These properties have maintained low vacancy rates for several years, indicating 

strong demand and stability in the Hopewell rental market. 

 

Table 18: Characteristics of Competitive Apartment Properties,  

                 The Rendezvous Market Area, Virginia, June 2024 

 Map F Key Date Built Total Units Vacant Units 

Freedman Point 1/ 1 2019     68 4/     6 5/ 

The Summit 1/ 2 2014     56 3/ 4 

Hopewell Lofts 3 2010 50 4 

Butterworth Lofts 4 2010 27 0 

Farmingdale Townhomes 5 1997 121 2 

Canterbury Townhomes 6 1989 140 3 

Twin Rivers 7 1986 155 0 

Ingram & Associates 8 1990-2008    134 2/ 4 

Prince George Terrace  9 1970 48 0 

Riverside Park 10 1965/67 120 0 

Total   919 23 

Vacancy Rate    2.5% 

Notes: 1/ LIHTC property 

            2/ Includes 30 duplex units and four small townhome properties. 

            3/ 30 project-based vouchers. 

            4/ Eight project-based vouchers. 

            5/ All vacancies associated with recent evictions. 

Source: S. Patz & Associates, Inc. 

 

Map F shows the apartment locations within the City of Hopewell. Most of the better 

apartments in Hopewell are clustered near Downtown and near the entrance to the City along 

Route 10. Two properties are located near the study site along Winston Churchill Boulevard, and 

three are located on the City’s south side. The Rendezvous Apartments are well located as defined 

by the current market. 
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Map F - Locations of Competitive Apartments 

 

The following section presents photos of the apartment properties under study. The two 

LIHTC properties are Freedman Point and The Summit. Freedman Point is located downtown, 

near the new library and government office buildings. It is a four-story elevator building with a 

brick façade but limited exterior design features. The building occupies much of the site, and no 

outdoor facilities exist. This is the newest apartment property in Hopewell. 

 

The Summit is a townhome community featuring two-story units. The lot is small but 

provides sufficient space for parking. The Summit is located near The Rendezvous Apartments 

property. 
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The remaining apartments are primarily mature garden properties and townhomes. 

Canterbury is a large community with wood-frame townhomes. Ingram & Associates manages 

four small apartment properties and a considerable number of duplex homes for rent. Almost all 

of the apartments within the Ingram portfolio are mature and modest. 

 

Prince George Terrace is a 1970s garden property that has recently undergone some 

upgrades due to a fire. Rents are comparable to those of some larger and newer properties. 

 

  
Butterworth Lofts Hopewell Lofts 

 

  
Riverside Park Freedman Point 
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Canterbury Townhomes Farmingdale Townhomes 

 

  
Twin Rivers Prince George Terrace 

 

  
The Summit Ingram & Associates  

(Liberty Townhomes) 
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 Overall, Hopewell has numerous apartment properties, but most are mature and without 

income restrictions. The market is near full occupancy, and waitlists exist. None of the apartment 

properties under study are comparable in design, curb appeal, available parking, unit sizes, etc., 

to The Rendezvous Apartments. 

 

Distribution of Income Restrictions 

 

 Table 19 presents data on the distribution of income restrictions for the apartment 

properties under study, based on data provided by on-site management. The data show that 

nearly 87 percent of the apartment units under study have market rents. This is compared to 0.8 

percent of units with 40% rents, 9.0 percent with 50% rents, and 3.7 percent with 60% rents. All 

56 units at The Summit are restricted to 50% of AMI. At Freedman Point, seven units are restricted 

to 40% of AMI, 27 units are restricted to 50% of AMI, and 34 units are restricted to 60% of AMI. 

 

Table 19: Distribution of Income Restrictions at Competitive Apartments,  

                 The Rendezvous Apartments Market Area, June 2024 

 40% of AMI 50% of AMI 60% of AMI Market Rate Total Units 

Freedman Point 1/ 7 27 34 0 68 

The Summit 2/ 0 56 0 0 56 

Hopewell Lofts 0 0 0 50 50 

Butterworth Lofts 0 0 0 27 27 

Farmingdale Townhomes 0 0 0 121 121 

Canterbury Townhomes 0 0 0 140 140 

Twin Rivers 0 0 0 155 155 

Ingram & Associates 0 0 0 134 134 

Prince George Terrace  0 0 0 48 48 

Riverside Park 0 0 0 120 120 

Total 7 83 34 795 919 

Percent of Total 0.8% 9.0% 3.7% 86.5% 100.0% 

      

The Rendezvous Apartments 7 25 32 0 64 

Notes: 1/ All 40% units and one 50% unit have project-based vouchers. 

            2/ 30 units supported by project-based vouchers. 

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

 

Net Rental Rates 

 

 Table 20 presents the net rents at the apartment properties under study, comparing them 

to the proposed rents at The Rendezvous Apartments. These rents were adjusted to include the 
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cost of water, sewer, and trash collection to align with the rental structure at The Rendezvous 

Apartments.  

 

 The only rental community with four-bedroom units is The Summit, which offers four 

four-bedroom floorplans that are routinely occupied with frequent turnover. The rents shown for 

the study site are proposed LIHTC rents, covering 40%, 50%, and 60% of AMI rates, assuming 

project-based vouchers are unavailable. Three of the apartment communities—Hopewell Lofts, 

Butterworth Lofts, and Farmingdale Townhomes—provide in-unit washers and dryers at no 

additional cost to the tenant. 

 

 The proposed 40% rents at The Rendezvous Apartments are shown to be well below most 

of the rates at the competitive apartment properties. The 50% rents are at or below most of the 

competitive properties. Rents similar to or above those proposed for the 60% units are being 

accepted at several area properties. 

 

Table 20: Net Rental Rates at Competitive Apartment Properties,  

                 The Rendezvous Apartments Market Area, June 2024 1/ 

 One-Bedroom Two-Bedroom Three-Bedroom Four-Bedroom 

Freedman Point 3/ 5/ -- $1,091-$1,332 $1,254-$1,531  -- 

The Summit 3/  -- $945 $1,070 $1,150 

Hopewell Lofts 4/ $1,050-$1,175 $1,097-$1,275 $1,550 -- 

Butterworth Lofts 4/  $800-$950 $1,075-$1,229 -- -- 

Farmingdale Townhomes 4/ -- $1,331-$1,431 -- -- 

Canterbury Townhomes -- $1,351-$1,425 -- -- 

Twin Rivers -- $936-$1,041 -- -- 

Ingram Properties $760-$1,160 $786-$1,126 $1,100-$1,400 -- 

Prince George Terrace 2/ $650 $850 $875 -- 

Riverside Park $1,005-$1,090 $1,202-$1,342 $1,389-$1,444 -- 

Average $929 $1,133 $1,259 $1,150 

Proposed 40% Rents $755 $890 $1,030 $1,150 

Proposed 50% Rents $950 $1,135 $1,320 $1,470 

Proposed 60% Rents $1,100 $1,250 $1,400 $1,600 

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

           2/ Estimate 

           3/ LIHTC property 

           4/ Include washers and dryers. 

          5/ 40% units are all supported by project-based vouchers. Rents not provided. 

Source: S. Patz & Associates, Inc. 
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 The rent comparison indicates that the rates proposed at The Rendezvous Apartments are 

competitive and, in some cases, below market rates. Notably, the proposed larger units at The 

Rendezvous Apartments will feature two full bathrooms, whereas the three-bedroom units at the 

more mature properties typically do not. In summary, the rents proposed at The Rendezvous 

Apartments are fully competitive and aligned with the market. 

 

 Table 21 shows the rents, unit mix, and apartment sizes at Hopewell’s two newest LIHTC 

properties. This comparison shows: 

 

▪ Both LIHTC properties offer primarily two- and three-bedroom units. The Summit also 
has a small number of four-bedroom units. 
 

▪ Freedman Point has three rent categories matching those at the study site, with all 40% 
units supported by project-based vouchers. The Summit offers all 50% rents, 30 of which 
are supported by project-based vouchers. 
 

▪ The unit sizes are comparable among the LIHTC properties. 
 

▪ The two-bedroom units at Freedman Point and the Summit have 1.5 bathrooms. The two-
bedroom units at Rendezvous Apartments will also have 1.5 bathrooms. Similarly, all 
three-bedroom units at Freedman Point and the Summit have two full bathrooms, as will 
the planned three-bedroom floorplans at Rendezvous Apartments. The four-bedroom 
units at the Summit have two full bathrooms, compared to the 2.5 bathrooms proposed 
for the four-bedroom units at Rendezvous Apartments. 
 

▪ This competitive analysis is very favorable for the study proposal. 

 

Table 21: Base Characteristics of LIHTC Apartment Properties,  

                 The Rendezvous Apartments Market Area, June 2024 1/ 

 Two-Bedroom Three-Bedroom Four-Bedroom 

Freedman Point 2/    

  Rent (50% of AMI) $1,091 $1,254 -- 

  Rent (60% of AMI) $1,332 $1,531 -- 

  Unit Sizes 828-858 1,129 -- 

  Number of Units 48 20 0 

    

The Summit    

  Rent (50% of AMI) $945 $1,070 $1,150 

  Unit Sizes 944 1,229 1,309 

  Number of Units 26 26 4 

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

            2/ Excludes PBV units. 

Source: S. Patz & Associates, Inc. 
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Other Apartment Comparison Characteristics 

 

 We did not undertake a rent-per-square-foot analysis, as there are no market-area 

apartment properties that are a good comparison with the study proposal in terms of design, 

“product,” and amenities. We also did not analyze the mature properties’ unit sizes or unit mix, 

as they were built at different times, and any comparison with a new property is irrelevant. Most 

of the older apartment units offer two-bedroom floorplans. 

 

Community Amenities 

 

 As shown below in Table 22, two of the apartment properties under study are elevator 

buildings. Only three of the properties have in-unit washers and dryers, but several have hook-

ups. Three properties have outdoor swimming pools, but many are on small lots that cannot 

support this amenity. Only Farmingdale Townhomes has a fitness center. 

 

 The Rendezvous Apartments will have a club room, fitness center, washer/dryer 

hookups, community room, and considerable area for passive recreation and playgrounds. 

 

Table 22: Amenities at Competitive Apartment Properties, 

                 The Rendezvous Apartments Market Area, June 2024 

 Elevator Washer/Dryer Pool Fitness Center 

Freedman Point  ● ○ ○ ○ 

The Summit  ○ ○ ○ ○ 

Hopewell Lofts ○ ● ○ ○ 

Butterworth Lofts ● ● ○ ○ 

Farmingdale Townhomes ○ ● ● ● 

Canterbury Townhomes ○ ○ ● ○ 

Twin Rivers ○ ○ ● ○ 

Ingram Properties ○ ○ ○ ○ 

Prince George Terrace  ○ ○ ○ ○ 

Riverside Park ○ ○ ○ ○ 

Source: S. Patz & 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 
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developers actively engaged in constructing affordable apartment units across the Tri-Cities 

region, as well as with local planning officials. These individuals have a deep understanding of 

the local housing dynamics, especially in the affordable housing sector. 

 

 The consensus from these discussions is that there is a significant gap between supply and 

demand for affordable housing in the market area, including for very low-income, low-income, 

and modest-income households. This gap has reportedly led some to search outside the region 

for adequate housing. It was noted that very few apartment units in the region offer affordable 

rents, and most that do are maturing properties that are typically fully occupied. Interviews 

indicate that a new, attractive proposal, such as that for the Rendezvous, should be successful 

and lease up quickly without negatively impacting the existing housing supply, whether the 

property has vouchers or not. 
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Section III:  Market Study Conclusions 
 

The above analysis demonstrates that the “competitive” apartment market in Hopewell 

is at or near full occupancy, and several of the most competitive apartment properties maintain 

waitlists. The two newest apartment properties are LIHTC properties, and both are fully occupied 

with waitlists, which is typical for these properties. 

 

The overall economy and demographic trends of Hopewell have been stable since 1990. 

Hopewell and the adjacent areas are experiencing some net employment growth, with over 1,400 

jobs announced in recent years. Additionally, there is ongoing stability at Fort Gregg-Adams 

Army Base, the most significant economic generator in the Tri-Cities Region. This should generate 

population growth if new housing units become available in time. 

 

It is important to note that over the past two decades, the economy of Hopewell and the 

surrounding area has remained steady with limited growth. However, each new apartment 

property that has opened has leased well and maintained full occupancy. Consequently, there is 

likely a considerable “doubling up” of households due to an insufficient housing supply. 

 

All of the market area data presented above support the demand for new housing. No 

new pipeline apartment proposals under construction or active planning would compete with 

the demand for affordable apartment units in Hopewell. Therefore, there is currently no 

competition for the study proposal, either now or in the near future. 

 

The Rendezvous Apartments are expected to be highly competitive within the market 

area regarding unit designs and property features. Given the significant pent-up demand and 

availability of project-based vouchers, the development program is market-supported. We 

recommend no changes to this proposal. 

 

 The subsequent Demand Analysis section will examine the evolving supply and demand 

dynamics for rental housing in the market area, focusing on the projection period up to 2028. 
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Demand Analysis 
 
Penetration Rate Analysis 

 
For this analysis, the penetration rate is defined as the percentage of income-eligible renter 

households required to occupy the Rendezvous Apartments in the absence of subsidies, 

including those in existing competitive units and 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 rental units. 

 

The analysis shows low penetration rates of 1.9 percent for the units restricted to 40% of 

AMI, 12.2 percent for those restricted to 50% of AMI, and 7.7 percent for the units restricted to 

60% of AMI. These rates are considered achievable, particularly given the market area’s 

exceptionally low vacancy rate and limited number of income-restricted rental units. The 

penetration rate analysis presented in Table 23 should be viewed as conservative. It does not 

consider lower-income households with vouchers, leakage (tenants coming from outside the 

market area), or homeowners who may choose to rent due to lifestyle changes or financial 

constraints. Therefore, the development program at the Rendezvous Apartments is not 

anticipated to impact the existing housing supply within the market area negatively. 

 

Table 23: Penetration Rate Analysis (Absent Subsidies) 

 40% of AMI 50% of AMI 60% of AMI 

Income-Eligible Renter Households 725 883 853 

    

Subject Proposal 7 25 32 

Existing Competitive Units 7 83 34 

Pipeline Competitive Units 0 0 0 

    (Total Inventory) (14) (108) (66) 

    

Penetration Rate 1.9% 12.2% 7.7% 

Source: S. Patz & Associates, Inc. 

 
Net Rent Evaluation 

 
The rent analyses in Tables 20 and 21 suggest that the proposed rents at Rendezvous 

Apartments will be competitive in a market with limited competition. As a newly constructed 

rental community featuring attractive amenities and situated in a mature market with significant 

demand for affordable housing, the proposed rents are expected to be well-received, even 

http://www.spatzandassociates.com/


c 

 

 
 

MARKET ANALYSIS ▪ THE RENDEZVOUS APARTMENTS ▪ HOPEWELL, VA PAGE 57 OF 64 
S. PATZ & ASSOCIATES, INC. ▪ WWW.SPATZANDASSOCIATES.COM ▪ 703-421-8101 ▪ CONTACT@SPATZANDASSOCIATES.COM 

 

without project-based vouchers. Upon completion, Rendezvous Apartments will likely become 

one of the most attractive apartment communities in the City of Hopewell. 

 

Unit Size and Unit Mix Evaluation 

 

 
The unit sizes proposed for the Rendezvous Apartments will be highly competitive. The 

one-bedroom units will measure 706 square feet, offering a more spacious floor plan than any 

other rental properties under study, except for Prince George Terrace, which is over 50 years old. 

 

On average, the two-bedroom units at Rendezvous Apartments will measure 899 square 

feet, 56 square feet larger than the two-bedroom floorplans at Freedman Point. While the Summit 

has slightly larger two-bedroom units at 944 square feet, these are townhomes. 

 

The three-bedroom units at Rendezvous Apartments will measure 1,088 square feet, about 

90 square feet smaller than the three-bedroom floorplans at Freedman Point and the Summit. 

Despite this, the proposed three-bedroom units, each with two full bathrooms, are larger than 

most existing rental properties in the market and will be fully marketable. 

 

The four-bedroom units at Rendezvous Apartments are proposed to measure 1,303 square 

feet, essentially the same size as the four-bedroom units at the Summit. However, the four-

bedroom units at the Summit have two full bathrooms, whereas the four-bedroom units at 

Rendezvous Apartments will have 2.5 bathrooms. 

 

The proposed unit mix at Rendezvous Apartments—comprising eight one-bedroom, 28 

two-bedroom, 24 three-bedroom, and four four-bedroom units—aligns well with market 

demand, particularly in an area with an undersupply of affordable family housing. Demographic 

data in Table 14 indicate that nearly 41 percent of renter households in the market area consist of 

three or more people. Given this context, the proposed unit mix is expected to be highly 

competitive, especially in a market with limited availability of affordable units for families. 
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Virginia Housing Demand Analysis (Absent Project-Based Vouchers) 

 
 The Virginia Housing Demand Table, presented in Table 24, outlines the methodology for 

evaluating Low-Income Housing Tax Credits applications. This methodology considers the 

growth or decline of income-eligible renter households, cost-burdened renter households, and 

renter households residing in substandard housing. 

 

 The data in Table 24 show the following: 

 

▪ New Renter Households: Over the projection period, the market area is expected to see a 
net decrease of 33 targeted family households for units affordable at 40% of AMI and a 
decrease of 32 households for units at 50% of AMI. Conversely, an increase of 21 
households is anticipated for units at 60% of AMI. After accounting for overlapping 
income brackets, the net change across the entire market area signifies an overall 
reduction of eight households. 
 

▪ Rent Overburdened Households: Defined as households spending more than 35 percent 
of their gross income on rent, approximately 42.1 percent of households in the market area 
fall into this category. Applying this percentage to the number of income-qualified renter 
households results in 319 households for the 40% of AMI units, 385 for the 50% of AMI 
units, and 350 for the 60% of AMI units. Considering income overlaps, the total comes to 
649 renter households. 
 

▪ Renter Households in Substandard Housing: This category includes renter households 
living in units lacking essential plumbing or in overcrowded conditions (more than one 
person per room). Census data indicate that 5.5 percent of renter households in the market 
area meet these conditions. Factoring in this rate for the existing renter households and 
their income eligibility yields 42 households for the 40% of AMI units, 50 for the 50% of 
AMI units, and 46 for the 60% of AMI units, culminating in a total of 85 households across 
all income categories after considering overlaps. 

 
 For supply, it is noted that there are no relevant pipeline apartment proposals in the 

market area. The two existing LIHTC apartment communities have ten vacancies in total. 

 

 The calculated potential net demand includes 328 units for the 40% of AMI category, 396 

units for the 50% of AMI category, and 414 units for the 60% of AMI category. When considering 

overlaps in income, the total net demand across the project is 716 units, leading to capture rates 

of 2.1 percent for 40% of AMI units, 6.3 percent for 50% of AMI units, and 7.7 percent for 60% of 

AMI units, with an overall project-wide capture rate of 8.9 percent. These capture rates are 
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considered achievable, indicating strong market support for the proposal within the market area 

in the unlikely event that project-based vouchers are unavailable. 

 

 The seven units at 40% of AMI are expected to be fully pre-leased at project opening. Pre-

leasing is anticipated to secure tenants for half of the 25 units at 50% of AMI. The remaining 13 

units should be leased within one month. For the 32 units at 60% of AMI, a 25 percent pre-lease 

rate (eight units) is expected, with the remaining 24 units leasing within three months. These are 

conservative estimates. 

 

Table 24: Virginia Housing Demand Table (Absent Vouchers) 

 
Up to  

40% of AMI 

Up to  

50% of AMI 

Up to  

60% of AMI 
Total 

New Rental Households -33 -32 21 -8 

     PLUS 

Existing Households - Overburdened 319 385 350 649 

     PLUS 

Existing Households – Substandard Housing  42 50 46 85 

     PLUS 

Elderly Households-Likely to Convert to Rental Housing 0 0 0 0 

     PLUS 

Existing Qualifying Tenants – to Remain After Renovation 0 0 0 0 

Total Demand 328 403 417 726 

     MINUS 

Supply (Vacant and Pipeline Units) 0 7 3 10 

   EQUALS 

Net Demand 328 396 414 716 

Proposed Units 7 25 32 64 

Capture Rate 2.1% 6.3% 7.7% 8.9% 

Absorption Period (in months) 0 1 3 3 

 

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

rate of 8.9 percent with a three-month lease-up period. This projection assumes the unlikely 

scenario where project-based subsidies are unavailable. 

 

Table 25: Virginia Housing Capture Rate Table (Absent Vouchers) 

Project Wide Capture Rate – LIHTC Units 8.9% 

Project Wide Capture Rate – Market Rate Units -- 

Project Wide Capture Rate – All Units 8.9% 

Project Wide Absorption Rate (Months) 3 
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Virginia Housing Demand Analysis (With Project-Based Vouchers) 
 

Table 26 presents the Virginia Housing Demand Table, assuming the planned scenario 

where project-based vouchers are available. The data in Table 26 indicate the following: 

 

▪ New Renter Households: The market area is projected to experience a net decrease of 71 
target renter households over the projection period if project-based vouchers are 
unavailable. 
 

▪ Rent Overburdened Households: Defined as renter households spending more than 35 
percent of their gross income on rent, approximately 42.1 percent of market area renter 
households fall into this category. Applying this percentage to the number of income-
qualified renter households results in 1,582 households. 

 
▪ Renter Households in Substandard Housing: This category includes renter households 

in homes lacking plumbing and those in overcrowded homes (more than one occupant 
per room). Approximately 5.5 percent of market area renter households meet this 
criterion. Applying this percentage to the existing renter households and considering the 
percentage of households with qualifying incomes results in 207 households. 

 
 For supply, there are no relevant pipeline apartment proposals in the market area and ten 

vacancies within the market area affordable apartment communities. Thus, assuming project-

based vouchers are available as planned, the calculated net demand is 1,708 units. The project-

wide capture rate equates to 3.8 percent, indicating strong market support for the proposal. With 

project-based vouchers, all 64 units are expected to be leased up within one month of the project 

opening after active pre-leasing. 
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Table 26: Virginia Housing Demand Table (With Vouchers) 

 
Up to  

40% of AMI 

Up to  

50% of AMI 

Up to  

60% of AMI 
Total 

New Rental Households -95 -100 -71 -71 

     PLUS 

Existing Households - Overburdened 1,252 1,463 1,582 1,582 

     PLUS 

Existing Households – Substandard Housing  164 191 207 207 

     PLUS 

Elderly Households-Likely to Convert to Rental Housing 0 0 0 0 

     PLUS 

Existing Qualifying Tenants – to Remain After Renovation 0 0 0 0 

Total Demand 1,321 1,554 1,718 1,718 

     MINUS 

Supply (Vacant and Pipeline Units) 0 7 3 10 

   EQUALS 

Net Demand 1,321 1,547 1,715 1,708 

Proposed Units 7 25 32 64 

Capture Rate 0.5% 1.6% 1.9% 3.8% 

Absorption Period (in months) 1 1 1 1 

 

The Virginia Housing capture rate table below shows a project-wide capture rate of 3.8 

percent and a one-month lease-up period, assuming project-based vouchers are available as 

planned. 

 

Table 27: Virginia Housing Capture Rate Table (With Vouchers) 

Project Wide Capture Rate – LIHTC Units 3.8% 

Project Wide Capture Rate – Market Rate Units -- 

Project Wide Capture Rate – All Units 3.8% 

Project Wide Absorption Rate (Months) 1 
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I affirm the following: 

 

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

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

 
3. To the best of 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.  
   

 June 3, 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 
▪ City of Hopewell Planning Department 
▪ Virginia Economic Development Partnership 
▪ Hopewell Redevelopment & Housing Authority 
▪ Weldon Cooper Center for Public Service 
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S. Patz & Associates is a trusted provider of market research and analysis services for a wide 
range of real estate development needs. Our team conducts extensive market research 
nationwide, and it is renowned for producing detailed market data and well-founded 
recommendations. 
 
We specialize in market research and feasibility analyses 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 collaborate with numerous non-profit 
housing developers and routinely conduct market studies for affordable housing communities, 
including LIHTC communities. 
 
S. Patz & 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 delivers high-quality research 
and analysis services, offering valuable insights to our clients. S. Patz & Associates is recognized 
as one of the few Virginia-based consulting firms that truly understands both the public and 
private perspectives of development issues. 
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