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March 12, 2025 
 
Dimitria Williams 
Senior Development Project Manager 
HRI Communities, LLC 
812 Gravier Street, Suite 200 
New Orleans, LA 70112 
 
Re: Application Market Study for New Gilpin Court Offsite Phase I 
 10 East Charity Street 
 Richmond, Richmond City, Virginia 23219 

 
Dear Dimitria Williams: 
 
At your request, Novogradac & Company LLP, doing business under the brand name Novogradac Consulting 
(Novogradac), has performed a study of the multifamily rental market in the Richmond, Virginia area relative 
to the above-referenced Low-Income Housing Tax Credit (LIHTC) project.  
 
The purpose of this market study is to assess the viability of the proposed 56-unit family LIHTC/PBV project, 
restricted to households earning 30, 50, 60, and 80 percent of the Area Median Income (AMI), or less. Of the 
total units, 14 one, two, and three-bedroom units will operate with project-based voucher (PBV) rental 
assistance, where tenants will pay 30 percent of their income towards rent. It should be noted that the Subject 
is the first phase of the offsite redevelopment of the 781-unit Gilpin Court public housing development located 
adjacent north and west of the Subject site.  The current tenants of Gilpin Court will be given priority to reside 
at the proposed Subject. The following report provides support for the findings of the study and outlines the 
sources of information and the methodologies used to arrive at these conclusions. 
 
The scope of this report meets the requirements of Virginia Housing, including the following: 
 
 Inspecting the site of the proposed Subject, and its general location. 
 Analyzing the appropriateness of the proposed unit mix, rent levels, unit and complex amenities, and site. 
 Estimating the market rents, absorption rates and stabilized occupancy levels for the market area. 
 Investigating the general economic health and conditions of the multifamily rental market. 
 Calculating income bands, given the proposed Subject rents. 
 Estimating the number of income-eligible households.  
 Reviewing relevant public records and contacting appropriate public agencies. 
 Analyzing the economic and social conditions in the market area, in relation to the proposed project. 
 Establishing the Subject’s Primary and Secondary Market Area(s), if applicable. 
 Surveying competing projects, both LIHTC and market-rate.  
 
The depth of discussion contained in the report is compliant with both the requirements of Virginia Housing 
Market Study Guidelines and the market study guidelines promulgated by the National Council of Housing 
Market Analysts (NCHMA). NCHMA is a professional organization chartered to promote the development of 
high-quality market analysis for the affordable housing industry. Novogradac is a charter member of this 
organization. NCHMA has compiled model content standards for market studies. This report, which 
Novogradac certifies as a NCHMA-compliant comprehensive market analysis full narrative report, conforms to 
those standards; any slight modifications or departures from those standards are considered incidental. The 
report and the conclusions are subject to the Assumptions and Limiting Conditions attached. This report 
contains, to the fullest extent possible and practical, explanations of the data, reasoning, and analyses that 
were used to develop the opinions contained herein. The depth of discussion contained in the report is specific 
to the needs of the client.  
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HRI Communities, LLC is the client in this engagement and intended user of this report. Furthermore, Virginia 
Housing is an authorized user of this market study and Virginia Housing may rely on representations made 
herein. As our client, HRI Communities, LLC owns this report and permission must be granted from them before 
another third party can use this document. We assume that by reading this report another third party has 
accepted the terms of the original engagement letter including scope of work and limitations of liability. We 
are prepared to modify this document to meet any specific needs of the potential uses under a separate 
agreement.  
 
The Stated Purpose of this assignment is for application. You agree not to use the Report other than for the 
Stated Purpose, and you agree to indemnify us for any claims, damages or losses that we may incur as the 
result of your use of the Report for other than the Stated Purpose. Without limiting the general applicability of 
this paragraph, under no circumstances may the Report be used in advertisements, solicitations and/or any 
form of securities offering. 
 
The authors of this report certify that we are not part of the development team, owner of the Subject property, 
general contractor, nor are we affiliated with any member of the development team engaged in the 
development of the Subject property or the development’s partners or intended partners.  
 
Pursuant to Virginia Housing requirements, we certify: 
 

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

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

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

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

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

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

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

 
Abby M. Cohen  
Partner 
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Lauren Lex 
Manager 
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Caroline McGimsey 
Analyst 
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EXECUTIVE SUMMARY 

Subject Site and Location: New Gilpin Court Offsite Phase I (Subject) is a proposed LIHTC/PBV 
apartment property that will be located at 10 East Charity Street 
in Richmond, Richmond City, Virginia. The maximum tenant 
income will be restricted to the 30, 50, 60, and 80 percent AMI 
levels. Of the total units, 14 one, two, and three-bedroom units will 
operate with project-based voucher (PBV) rental assistance, where 
tenants will pay 30 percent of their income towards rent. The 
Subject will offer 11 one-bedroom units, 34 two-bedroom units, 
and 11 three-bedroom units in two, three-story, lowrise, elevator-
serviced residential buildings. Construction is scheduled to begin 
in December 2025 with completion anticipated in January 2027. 
It should be noted that the Subject is the first phase of the offsite 
redevelopment of the 781-unit Gilpin Court public housing 
development located adjacent west of the Subject site. The 
current tenants of Gilpin Court will be given priority to reside at the 
proposed Subject. According to information provided by the client, 
Gilpin Court is 92 percent occupied. In addition, there is a shared 
overall waiting list for all RHRA properties that has 4,898 
applicants on the waiting list.  

Surrounding Land Uses: The Subject site is located in northern Richmond. Land uses to the 
north of the Subject site consists of Gilpin Court, an existing public 
housing development. It should be noted that the Subject is the 
first phase of the offsite redevelopment of Gilpin Court. The 
current tenants of Gilpin Court will be given priority to reside at the 
proposed Subject. Farther north from the Subject site is vacant 
wooded land and train tracks. East of the Subject site are vacant 
land and three abandoned townhomes on a in poor condition, 
followed by the Shockoe Hill Cemetery. Northeast of the Subject 
consist of Shockoe Hill Apartments, an age-restricted (62+) 
affordable multifamily development which offers 64 one-bedroom 
units and has been excluded as a comparable in this report due to 
its dissimilar tenancy. Land uses to the south of the Subject site 
optician’s office in average condition and vacant land, followed by 
Interstate 64 and 95. Land use farther south beyond Interstates 
64 and 95 consist of downtown Richmond. Land uses to the west 
of the Subject site consist of Gilpin Court, and existing public 
housing development. Southwest of the Subject site is Baker 
Senior Apartments, a market rate age restricted (62+) multifamily 
development which offers 51 one-bedroom units and has been 
excluded as a comparable in this report due to a dissimilar 
tenancy.  Commercial areas in Richmond are approximately 90 
percent occupied. 

Site Description: The overall Subject site is generally rectangular in shape and has 
frontage along the north side of East Charity Street, the west side 
of North 1st Street, the east side of Saint James Street, and the 
south side of East Federal Street. The Subject is 1.6 acres, or 
69,696 square feet. The Subject site exhibits topography that is 
generally level and is not located in a floodplain. Upon completion, 
the Subject will consist of two, three-story, lowrise, elevator-
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serviced residential buildings. The Subject will offer 44 off-street 
surface parking spaces at the property for no additional fees. 

Scope of Construction: The proposed Subject will be new construction. The proposed 
Subject is anticipated to begin construction in December 2025 
with completion anticipated in January 2027. The Subject site will 
be improved with two, three-story, lowrise, elevator-serviced 
residential buildings. 

Proposed Rents: The following table details the proposed rents for the Subject’s 
units. 

 

The Subject is a proposed LIHTC property that will offer a total of 
56 units, all of which are revenue-generating. The Subject’s 
proposed rents at the 30, 30 (PBV), 50 and 60 percent AMI levels 
are set at the 2024 maximum allowable levels. The Subject’s 
proposed rents at the 80 percent AMI level are set below the 2024 
maximum allowable levels. 

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

INCOME LIMITS - AS PROPOSED 

Unit 
Type 

Minimum 
Allowable 
Income 

Maximum 
Allowable 
Income 

Minimum 
Allowable 
Income 

Maximum 
Allowable 
Income 

Minimum 
Allowable 
Income 

Maximum 
Allowable 
Income 

Minimum 
Allowable 
Income 

Maximum 
Allowable 
Income 

Minimum 
Allowable 
Income 

Maximum 
Allowable 
Income 

- @30% @30% (PBV) @50% @60% @80% 
1BR $21,291 $26,490 $0 $26,490 $35,486 $44,150 $42,583 $52,980 $46,903 $70,640 
2BR $25,509 $29,790 $0 $29,790 $42,549 $49,650 $51,051 $59,580 $59,623 $79,440 
3BR - - $0 $35,760 - - - - - - 

 
 
 

Unit Type
Unit Size 

(SF)
Number of 

Units 
Asking Rent

Utility 
Allowance 

(1)

Gross
Rent

2024 LIHTC 
Maximum Allowable 

Gross Rent

2025 HUD 
Fair Market 

Rents
@30%

1BR / 1BA 674 3 $553 $68 $621 $621 $1,545
2BR / 2BA 1,007 3 $655 $89 $744 $744 $1,711

@30% (PBV)
1BR / 1BA 674 2 $553 $68 $621 $621 $1,545
2BR / 2BA 1,007 1 $655 $89 $744 $744 $1,711

3BR / 2.5BA 1,406 11 $753 $107 $860 $860 $2,166
@50%

1BR / 1BA 674 2 $967 $68 $1,035 $1,035 $1,545
2BR / 2BA 1,007 7 $1,152 $89 $1,241 $1,241 $1,711

@60%
1BR / 1BA 674 3 $1,174 $68 $1,242 $1,242 $1,545
2BR / 2BA 1,007 13 $1,400 $89 $1,489 $1,489 $1,711

@80%
1BR / 1BA 674 1 $1,300 $68 $1,368 $1,656 $1,545
2BR / 2BA 1,007 10 $1,650 $89 $1,739 $1,986 $1,711

56
Notes (1) Source of Utility Allowance provided by the Developer.

PROPOSED RENTS
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INCOME LIMITS - ABSENT SUBSIDY 

Unit 
Type 

Minimum 
Allowable 
Income 

Maximum 
Allowable Income 

Minimum 
Allowable 
Income 

Maximum 
Allowable 
Income 

Minimum 
Allowable 
Income 

Maximum 
Allowable 
Income 

Minimum 
Allowable 
Income 

Maximum 
Allowable 
Income 

- @30% @50% @60% @80% 
1BR $21,291 $26,490 $35,486 $44,150 $42,583 $52,980 $46,903 $70,640 
2BR $25,509 $29,790 $42,549 $49,650 $51,051 $59,580 $59,623 $79,440 
3BR $29,486 $35,760 - - - - - - 

 

 
Economic Conditions 
Employment in the PMA is concentrated in healthcare/social assistance, educational services, and 
professional/scientific/technological services, which collectively comprise 37.1 percent of local employment. 
The large share of PMA employment in the healthcare/social assistance and educational services sectors is 
notable as this industry is historically stable and exhibits greater resilience during economic downturns.  
Relative to the nation, the PMA features comparatively greater employment in the educational services, 
professional/scientific/technological services, and finance/insurance industries. Conversely, the PMA is 
underrepresented in the manufacturing, construction, and transportation/warehousing sectors. Employment 
in the MSA declined by 5.7 percent in 2020 amid the COVID-19 pandemic, similar to the overall nation. The 
MSA subsequently recovered all COVID-19 pandemic-related job losses, and employment levels are currently 
at a post-recessionary record. As of December 2024, employment in the MSA is increasing at an annualized 
rate of 1.6 percent, compared to 0.3 percent growth across the nation. According to the latest labor statistics, 
dated December 2024, the current MSA unemployment rate is 2.7 percent. This is below the current national 
unemployment rate of 3.8 percent. 
  
Primary Market Area 
We determined the Primary Market Area (PMA) based on our conversations with local market participants 
including property managers, as well as our physical inspection of the market. The PMA is generally defined 
as the central and northern portions of Richmond. The PMA boundaries are: East and West Laburnum Avenue 
to the north; North and South Laburnum Avenue, U.S. Interstate 64, and Brittles Lane to the east; Williamsburg 
Road, and the James River to the south; State Route 76 and U.S. Interstate 195 to the west. The PMA 
encompasses 25 square miles. We believe that additional support will originate from areas outside of the 
established PMA. We estimate a leakage of 15 percent. To provide a broader economic context for the Subject, 
we also include a Secondary Market Area (SMA). The secondary market area (SMA) for the Subject is the 
Richmond, VA Metropolitan Statistical Area (MSA), which consists of Amelia, Caroline, Charles City, 
Chesterfield, Colonial Heights City, Dinwiddie, Goochland, Hanover, Henrico, Hopewell City, King William, New 
Kent, Petersburg City, Powhatan, Prince George, Richmond City, and Sussex Counties in Virginia. The MSA 
encompasses 4,024 square miles. We include economic indicators for the SMA regarding employment and 
unemployment trends. In addition, our demographic analysis utilizes the SMA as an additional area of 
comparison for population and household trends. 
 
Demographic Data 
Population in the PMA and MSA increased at an annualized rate of 1.1 percent between 2010 and 2024. 
Comparatively the nation experienced an annualized growth rate of 0.7 percent. The number of renters in the 
PMA increased from 2010 to 2024 and are projected to continue to increase through 2029. The median 
income in the PMA as of 2024 is below the MSA and overall nation. According to ESRI demographic projections, 
population, household, renter households, and median income levels in the PMA are all expected to rise 
through 2029. Overall, the combination of rising population, renter households, and median household 
income bodes well for future demand for multifamily housing.  
 
Vacancy 
The following table summarizes overall weighted vacancy levels at the surveyed properties. 
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OVERALL VACANCY 

Property Name Program Tenancy Total 
Units 

Vacant 
Units Vacancy % 

Bradford Manor Apartments LIHTC Family 55 1 1.8% 
Mallard Green LIHTC Family 192 4 2.1% 
Old Stone Row LIHTC/Market Family 96 19 19.8% 

Richmond Dairy Apartments LIHTC/Market Family 113 3 2.7% 
The Oliver LIHTC Family 164 12 7.3% 

Berkshire Apartments Market Family 234 6 2.6% 
Jernigan Hall Market Family 36 0 0.0% 

Park Northside Market Family 261 11 4.2% 
Towers On Franklin Market Family 338 18 5.3% 

LIHTC Total - - 620 39 6.3% 
Market Total - - 869 35 4.0% 
Overall Total - - 1,489 74 5.0% 

 
The comparables reported vacancy rates ranging from zero to 19.8 percent, with an overall weighted average 
of 5.0 percent. Managers at three of the five LIHTC properties reported low vacancy rates. The average vacancy 
rate reported by the affordable comparables was 6.3 percent, above the 4.0 percent average reported by the 
market rate properties. The contact at Mallard Green reported that all four vacant units are pre-leased. The 
contact at Old Stone Row attributed the elevated vacancy rate to a softening of the rental market due to the 
winter season. The property is currently offering reduced rents on all units in order to combat the elevated 
vacancy rate. The contact was unable to comment on a typical vacancy rate for the property. The contact at 
The Oliver attributed the elevated vacancy rate to a mixture of bad weather and a slow season. Management 
expects the property to regain an occupancy rate of 95 percent in the spring. The contact reported that five of 
the 12 vacant units have been pre-leased. The property is currently offering a reduced rent for the one-
bedroom units. All of the market rate properties reported vacancy rates of 5.3 percent or lower. Based on the 
performance of the LIHTC comparables, we expect the Subject will operate with a vacancy rate of 
approximately five percent. 
 
The following table details vacancy by bedroom type for the comparable properties surveyed: 
 

 
 
The Subject will consist of one, two, and three-bedroom units. The vacancy rates for all unit types are 
considered low to elevated. This supports that there is demand for additional rental housing in the market. 
The Subject is not expected to negatively impact the existing properties in the market. 
 
Absorption Estimate 
The following table details the absorption paces of recently completed properties in the Richmond region.  
 
 
 
 
 
 

Property Name Rent Structure Tenancy 0BR 1BR 2BR 3BR Overall
Bradford Manor Apartments LIHTC Family - - 1.8% - 1.8%

Mallard Green LIHTC Family - 0.0% 1.6% 33.3% 2.1%
Old Stone Row LIHTC/ Market Family - - - - 19.8%

Richmond Dairy Apartments LIHTC/ Market Family 0.0% 2.9% 3.6% - 2.7%

The Oliver LIHTC Family - 11.9% 0.0% - 7.3%
Berkshire Apartments Market Family - - - - 2.6%

Jernigan Hall Market Family 0.0% 0.0% - - 0.0%
Park Northside Market Family - - - - 4.2%

Towers On Franklin Market Family - - - - 5.3%

VACANCY BY BEDROOM TYPE
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ABSORPTION 

Property Name Program Tenancy City Year Total 
Units 

Absorption 
(units/month) 

Distance to 
Subject 

Towns At Swift Creek Market Family Midlothian 2021 200 13 13.6 miles 
Cambridge Square Apartments Market Family Mechanicsville 2020 207 17 6.5 miles 

Abberly Centerpointe Market Family Midlothian 2019 271 12 14.0 miles 
The Jane At Moore's Lake Market Family Chester 2019 385 26 13.2 miles 

Iron Bridge Road Apartments LIHTC Family Chester 2016 80 40 14.0 miles 
The Bosco Market Family Petersburg 2016 73 12 22.1 miles 

Terraces At Manchester Market Family Richmond 2015 148 16 1.8 miles 
Average Affordable - - - - 80 40 - 

Average Market - - - - 214 16 - 
Overall Average - - - - 195 19 - 

 
We obtained absorption data from six properties within 22.0 miles of the Subject in Midlothian, Mechanicsville, 
Chester, Petersburg, and Richmond. These properties were completed over the 2015 to 2021 period. These 
properties reported absorption rates ranging from 12 to 40 units per month, with an overall average of 19 
units per month. Overall, we rely most on Towns At Swift Creek, as this property is the most recently built 
development. Overall, we expect the Subject will experience an absorption rate of 15 units per month. This 
equates to an absorption period of approximately four months. 
 
Summary of Competitive Market Conditions 
In general, we believe there is demand in the marketplace for the Subject as proposed. The Subject will be 
well-positioned in the market as a newly constructed property, and generally in similar to superior condition to 
the majority of the comparable properties. The market exhibits strong demand for both affordable and market 
rate housing, with limited vacancy at the majority of the comparable properties. Further, the comparable LIHTC 
properties reported an overall average vacancy rate of 6.3 percent. The contact at Mallard Green reported 
that all four vacant units are pre-leased. The contact at Old Stone Row attributed the elevated vacancy rate to 
a softening of the rental market due to the winter season. The property is currently offering reduced rents on 
all units in order to combat the elevated vacancy rate. The contact was unable to comment on a typical vacancy 
rate for the property. The contact at The Oliver attributed the elevated vacancy rate to a mixture of bad weather 
and a slow season. Management expects the property to regain an occupancy rate of 95 percent in the spring. 
The contact reported that five of the 12 vacant units have been pre-leased. The property is currently offering 
a reduced rent for the one-bedroom units. Based on the performance of the comparable properties, we expect 
the Subject to operate with an annual vacancy loss of five percent, or less. Our estimated achievable market 
rents for the Subject are illustrated below. 
 

SUBJECT COMPARISON TO MARKET RENTS 

Unit Type Rent Level Square Feet Achievable 
 LIHTC Rent 

Surveyed 
 Min 

Surveyed 
 Max 

Surveyed 
 Average 

Achievable 
 Market Rent 

Subject 
 Rent 

Advantage 
1BR/1BA @30% 674 $553 $879 $1,487 $1,203 $1,450 62% 
1BR/1BA @30% (PBV) 674 $553 $879 $1,487 $1,203 $1,450 62% 
1BR/1BA @50% 674 $967 $879 $1,487 $1,203 $1,450 33% 
1BR/1BA @60% 674 $1,174 $879 $1,487 $1,203 $1,450 19% 
1BR/1BA @80% 674 $1,300 $879 $1,487 $1,203 $1,450 10% 
2BR/2BA @30% 1,007 $655 $1,103 $2,166 $1,564 $1,850 65% 
2BR/2BA @30% (PBV) 1,007 $655 $1,103 $2,166 $1,564 $1,850 65% 
2BR/2BA @50% 1,007 $1,152 $1,103 $2,166 $1,564 $1,850 38% 
2BR/2BA @60% 1,007 $1,400 $1,103 $2,166 $1,564 $1,850 24% 
2BR/2BA @80% 1,007 $1,650 $1,103 $2,166 $1,564 $1,850 11% 

3BR/2.5BA @30% (PBV) 1,406 $753 $1,900 $1,977 $1,939 $2,000 62% 
 
Demand 
The demand analysis illustrates demand for the Subject based on capture rates of income-eligible renter 
households. When viewing total income-eligible renter households the calculation illustrates an overall capture 
rate of 0.2 percent as proposed and 0.3 percent absent subsidy. 
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DEMAND CONCLUSIONS 
Calculation As Proposed Absent Subsidy 

@30% 0.2% - 
@30% (PBV) 0.1% 0.3% 

@50% 0.2% - 
@60% 0.3% - 
@80% 0.1% - 

All Units 0.2% 0.3% 
Annual Demand 0.3% 0.6% 

Penetration Rate Methodology One 0.2% 0.4% 
Penetration Rate Methodology Two 22.6% 18.1% 

 
These capture rates are low and considered reasonable taking into account the other indications of demand 
such as low vacancy rates and waiting lists reported by the comparable properties. The Demand Analysis 
illustrates demand for the Subject based on captures rates of income-eligible renter households. The annual 
demand calculation indicates there are approximately 15,924 units as proposed and 9,134 units absent 
subsidy of demand in the first year of the Subject's operation. The Subject will need to accommodate 53 units 
of demand in order to stabilize at 95 percent occupancy. The demand analysis illustrates adequate demand 
for the Subject’s units. Additionally, all penetration rates as proposed are low to moderate and indicative of 
demand for additional affordable housing supply such as the Subject.  
 
The Virginia Housing net demand and capture rate table illustrates demand for the Subject based on capture 
rates of income-eligible renter households. The following table illustrates the conclusions from this table.   
 

Project Wide Capture Rate - LIHTC Units 0.4% 

Project Wide Capture Rate - Market Units N/A 

Project Wide Capture Rate - All Units 0.4% 

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

Project Wide Capture Rate - LIHTC Units 0.6% 

Project Wide Capture Rate - Market Units N/A 

Project Wide Capture Rate - All Units 0.6% 

Project Wide Absorption Period (Months) 4 months  
 
These capture rates are low. We believe there is sufficient demand for the Subject based on the high 
occupancy rates among the majority of the LIHTC comparables.  
  
Strengths 

 The Subject will exhibit excellent condition as a new construction development, similar to superior to 
the comparable properties. 

 The Subject will offer a lowrise, elevator-serviced design, similar to slightly superior to the 
comparables. 

 The Subject will offer in-unit washer dryers, slightly superior to the majority of the comparables. 
 The Subject will have excellent access to public local transportation. The closest bus stop to the 

Subject is located 0.06 miles north, at the intersection of East Federal Street and Saint James Street.  
 The Subject’s proposed one -bedroom unit size is larger than the surveyed average. 
 There is ample demand for affordable housing as evidenced by low vacancy rates at the comparable 

properties. 
 The capture rates for the Subject are all considered low to moderate. 
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Weaknesses 
 There are no identified weaknesses of the Subject.  

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



 

 

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

Report Description: Novogradac has performed a comprehensive market study of the 
multifamily rental market in the Richmond, Virginia area relative to New 
Gilpin Court Offsite Phase I, a proposed LIHTC/PBV development. The 
Subject’s units will be restricted to family earning 30, 50, 60 and 80 
percent of the Area Median Income (AMI), or less. Of the total units, 14 
one, two, and three-bedroom units will operate with project-based 
voucher (PBV) rental assistance, where tenants will pay 30 percent of 
their income towards rent. The Subject will offer 11 one-bedroom units, 
34 two-bedroom units, and 11 three-bedroom units in two, three-story, 
lowrise, elevator-serviced residential buildings. Construction is 
scheduled to begin in December 2025 with completion anticipated in 
January 2027. Upon completion, the Subject will be in excellent 
condition. It should be noted that the Subject is the first phase of the 
offsite redevelopment of the 781-unit Gilpin Court public housing 
development located adjacent west of the Subject site. The current 
tenants of Gilpin Court will be given priority to reside at the proposed 
Subject. According to information provided by the client, Gilpin Court is 
92 percent occupied. In addition, there is a shared overall waiting list 
for all RHRA properties that has 4,898 applicants on the waiting list. 

Developer/Client Information: HRI Communities, LLC. 

Intended Use and Users of the 
Report: 

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

Type of Report: Comprehensive Market Analysis Full Narrative Report 

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

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

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

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

performing an analysis of relevant demographic demand for the 
Subject. 

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

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

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

Effective Date: The Subject site was inspected on February 28, 2025, which shall serve 
as the effective date of this report. 
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Primary Contacts for the Report: Abby Cohen – Abby.Cohen@novoco.com and 240-235-1705 
Lauren Lex – Lauren.Lex@novoco.com 
Caroline McGimsey – Caroline.McGimsey@novoco.com  
Peter Milch – Peter.Milch@novoco.com  



 

 

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

Subject Property Description: New Gilpin Court Offsite Phase I (Subject) is the proposed new 
construction of an 56-unit family LIHTC/PBV development to be 
funded with Low-Income Housing Tax Credits (LIHTC). The site for 
the proposed Subject is 1.63 acres, or 71,003 square feet. Upon 
completion, the Subject will consist of two, three-story, lowrise, 
elevator-serviced residential buildings offering a total of 56 one, 
two, and three-bedroom units. It should be noted that the Subject 
is the first phase of the offsite redevelopment of the 781-unit 
Gilpin Court public housing development located adjacent west of 
the Subject site. The current tenants of Gilpin Court will be given 
priority to reside at the proposed Subject. According to 
information provided by the client, Gilpin Court is 92 percent 
occupied. In addition, there is a shared overall waiting list for all 
RHRA properties that has 4,898 applicants on the waiting list. 
 
The Subject's units will be restricted to households earning 30, 
50, 60 and 80 percent of AMI, or less. Notable amenities will 
include elevators, an exercise facility, on-site management, and 
Wi-Fi in the common areas, balconies/patios, dishwashers, 
microwaves, vinyl plank flooring, walk-in closets, in-unit 
washer/dryers, washer/dryer hookups, in-unit alarms, an 
intercom (buzzer) system, limited access, perimeter fencing, and 
video surveillance. Construction is set to begin in December 2025 
with anticipated competition in January 2027. 

Construction Type: The Subject’s units will be contained within two, three-story, 
lowrise, elevator-serviced residential buildings. 

Target Population and Occupancy Type: The proposed Subject will target one to five person households 
earning 30, 50, 60 and 80 percent of the AMI or below. Of the 
total units, 14 units at the 30 percent AMI level will operate with 
project-based vouchers (PBV), where tenants will pay 30 percent 
of their income towards rent. Based on the unit mix and proposed 
rent levels, the qualifying annual incomes for the Subject’s 
proposed units will range from $0 to $79,440 as proposed and 
$21,291 to $79,440 absent subsidy. 

Proposed Rents: The following table details the proposed rents for the Subject’s 
units. 
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The Subject is a proposed LIHTC property that will offer a total of 
56 units, all of which are revenue-generating. The Subject’s 
proposed rents at the 30, 30 (PBV), 50 and 60 percent AMI levels 
are set at the 2024 maximum allowable levels. The Subject’s 
proposed rents at the 80 percent AMI level are set below the 
2024 maximum allowable levels. 

Assisted Housing Program: Of the total units, 14 one, two, and three-bedroom units restricted 
to households earning 30 percent of the AMI will operate with 
project-based vouchers (PBV), where tenants will pay 30 percent 
of their income towards rent. 

Construction Date: The Subject is anticipated to begin construction in December 
2025 and be completed in January 2027. 

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

INCOME LIMITS - AS PROPOSED 

Unit 
Type 

Minimum 
Allowable 
Income 

Maximum 
Allowable 
Income 

Minimum 
Allowable 
Income 

Maximum 
Allowable 
Income 

Minimum 
Allowable 
Income 

Maximum 
Allowable 
Income 

Minimum 
Allowable 
Income 

Maximum 
Allowable 
Income 

Minimum 
Allowable 
Income 

Maximum 
Allowable 
Income 

- @30% @30% (PBV) @50% @60% @80% 
1BR $21,291 $26,490 $0 $26,490 $35,486 $44,150 $42,583 $52,980 $46,903 $70,640 
2BR $25,509 $29,790 $0 $29,790 $42,549 $49,650 $51,051 $59,580 $59,623 $79,440 
3BR - - $0 $35,760 - - - - - - 

 
 
 
 
 
 
 

Unit Type
Unit Size 

(SF)
Number of 

Units 
Asking Rent

Utility 
Allowance 

(1)

Gross
Rent

2024 LIHTC 
Maximum Allowable 

Gross Rent

2025 HUD 
Fair Market 

Rents
@30%

1BR / 1BA 674 3 $553 $68 $621 $621 $1,545
2BR / 2BA 1,007 3 $655 $89 $744 $744 $1,711

@30% (PBV)
1BR / 1BA 674 2 $553 $68 $621 $621 $1,545
2BR / 2BA 1,007 1 $655 $89 $744 $744 $1,711

3BR / 2.5BA 1,406 11 $753 $107 $860 $860 $2,166
@50%

1BR / 1BA 674 2 $967 $68 $1,035 $1,035 $1,545
2BR / 2BA 1,007 7 $1,152 $89 $1,241 $1,241 $1,711

@60%
1BR / 1BA 674 3 $1,174 $68 $1,242 $1,242 $1,545
2BR / 2BA 1,007 13 $1,400 $89 $1,489 $1,489 $1,711

@80%
1BR / 1BA 674 1 $1,300 $68 $1,368 $1,656 $1,545
2BR / 2BA 1,007 10 $1,650 $89 $1,739 $1,986 $1,711

56
Notes (1) Source of Utility Allowance provided by the Developer.

PROPOSED RENTS
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INCOME LIMITS - ABSENT SUBSIDY 

Unit 
Type 

Minimum 
Allowable 
Income 

Maximum 
Allowable Income 

Minimum 
Allowable 
Income 

Maximum 
Allowable 
Income 

Minimum 
Allowable 
Income 

Maximum 
Allowable 
Income 

Minimum 
Allowable 
Income 

Maximum 
Allowable 
Income 

- @30% @50% @60% @80% 
1BR $21,291 $26,490 $35,486 $44,150 $42,583 $52,980 $46,903 $70,640 
2BR $25,509 $29,790 $42,549 $49,650 $51,051 $59,580 $59,623 $79,440 
3BR $29,486 $35,760 - - - - - - 

 

Utility Structure: Tenants at the Subject will be responsible for electric heat, hot 
water, cooking, central air conditioning, and general electricity 
expenses. The cold water, sewer, and trash removal expenses will 
be paid by the landlord. The comparable properties’ utility 
structures are illustrated in the respective property summaries and 
are adjusted appropriately to account for differences relative to the 
Subject’s utility structure, based on the one-exposed wall utility 
allowances provided by Virginia Housing, effective July 1, 2024.   

 

 The developer utility allowance estimates are below those of Virginia 
Housing. The Virginia Housing estimates are used to adjust the 
comparable properties with differing utility structures to the Subject’s 
utility structure for an “apples-to-apples” comparison.  

Unit Mix: The following table illustrates the Subject’s proposed detailed unit mix 
and unit sizes, as provided by the developer: 

 

Net Leasable Area: Approximately 57,118 square feet, as illustrated above. 

Unit Amenities: The Subject unit amenities will consist of balconies/patios, blinds, 
central air conditioning, dishwashers, ceiling fans, hand rails, 
microwaves, ovens, pull cords, refrigerators, tile flooring, vinyl plank 

UTILITY AND SOURCE Paid By 1BR 2BR 3BR
Heating - Electric Tenant $34 $44 $54
Cooking - Electric Tenant $5 $6 $8
Other Electric Tenant $20 $25 $31
Air Conditioning Tenant $9 $12 $14
Water Heating - Electric Tenant $17 $22 $26
Water Landlord $27 $34 $42
Sewer Landlord $33 $42 $52
Trash Landlord $15 $15 $15
TOTAL - Paid By Landlord $75 $91 $109
TOTAL - Paid By Tenant $85 $109 $133

$68 $89 $107
DIFFERENCE 80% 82% 80%
Source: Virginia Housing, effective 7/2024

HOUSING AUTHORITY UTILITY ALLOWANCE

TOTAL - Paid By Tenant Provided by Developer

Unit Type
Number of 

Units
Unit Size 

(SF)
Net Leasable 

Area
1BR / 1BA 11 674 7,414
2BR / 2BA 34 1,007 34,238

3BR / 2.5BA 11 1,406 15,466
TOTAL 56 57,118

UNIT MIX AND SQUARE FOOTAGE
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flooring, walk-in closets, in-unit washer/dryers, and washer/dryer 
hookups. 

Common Area Amenities: The Subject common area amenities will consist of elevators, an 
exercise facility, on-site management, and Wi-Fi in the common areas. 

Parking: The Subject will offer 44 off-street parking spaces, which equates to 
approximately 0.8 spaces per unit. There is no fee for parking. Street 
parking is available in front of the Subject site on East Federal Street 
and Saint James Street. The Subject site is located 0.06 miles away 
from the nearest bus stop. The Subject site is designated as a “Very 
Walkable” with a score of 83, indicating that most errands can be 
accomplished on foot. Considering the walkability of the Subject’s area 
as well as the proximity of the Subject site to public transportation, we 
believe the Subject’s off-street parking to be adequate. 

Number of Stories and Buildings: The Subject will consist of two, three-story, lowrise, elevator-serviced 
residential buildings. The Subject will exhibit excellent overall condition 
following completion. 

Americans with  
Disabilities Act of 1990: 

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

Quality of Construction Condition 
and Deferred Maintenance: 

We anticipate that the Subject will be constructed using good-quality 
materials. As new construction, the Subject will not suffer from 
deferred maintenance and will be in excellent condition. 

Functional Utility: We were provided with preliminary floor plans for the Subject’s overall 
development. Based upon our review of the Subject floor plans, as well 
as the site inspection and local interviews, we believe the Subject will 
be functional upon completion. Copies of the floor plans are included 
in the Addenda of this report. 

Architectural Plans: We were provided with preliminary architectural plans for the Subject’s 
overall development. A copy of the site and architectural plans are 
included in the addenda of this report. 

Conclusion: The Subject property is a proposed 56-unit new construction 
LIHTC/PBV development that will be in excellent condition following 
construction. As a new construction development with market-oriented 
floor plans, the Subject will not suffer from functional obsolescence 
and will provide good utility for its intended use. Additionally, the 
Subject will be amongst the newest supply of affordable housing in the 
market and will be superior to the existing supply of affordable housing. 
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D. LOCATION
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LOCATION 
The location of a multifamily property can have a substantial negative or positive impact upon the 
performance, safety and appeal of the project. The site description will discuss the physical features of the 
site, as well as layout, access issues, and traffic flow.  
 

 
 Source: Google Earth, February 2025. 

 

Subject Site Location: The Subject site is located at 10 East Charity Street in 
Richmond, VA 23219. 

Size: The Subject is 1.6 acres, or 69,696 square feet. 

Shape: The Subject site is generally rectangular in shape. 

Frontage: The Subject site has frontage along the north side of East 
Charity Street, the west side of North 1st Street, the east side 
of Saint James Street, and the south side of East Federal 
Street. 

Topography: The Subject site exhibits topography that is generally level.  

Utilities: All utilities are available to the site.  

Visibility/Views: The Subject site has excellent visibility along East Federal 
Street, North 1st Street, East Charity Street, and Saint James 
Street. Views to the north and west consist of Gilpin Court, an 
existing public housing development. It should be noted that 
the Subject is the first phase of the offsite redevelopment of 
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Gilpin Court. The current tenants of Gilpin Court will be given 
priority to reside at the proposed Subject. To the east, views 
consist of vacant land and three abandoned townhomes on 
in poor condition. To the south, views consist of an optician’s 
office in average condition and vacant land. Overall, visibility 
is considered good, and views are considered average.   

Surrounding Land Uses: The Subject site is located in northern Richmond. Land uses 
to the north of the Subject site consists of Gilpin Court, an 
existing public housing development. It should be noted that 
the Subject is the first phase of the offsite redevelopment of 
Gilpin Court. The current tenants of Gilpin Court will be given 
priority to reside at the proposed Subject. Farther north from 
the Subject site is vacant wooded land and train tracks. East 
of the Subject site are vacant land and three abandoned 
townhomes on a in poor condition, followed by the Shockoe 
Hill Cemetery. Northeast of the Subject consist of Shockoe 
Hill Apartments, an age-restricted (62+) affordable 
multifamily development which offers 64 one-bedroom units 
and has been excluded as a comparable in this report due to 
its dissimilar tenancy. Land uses to the south of the Subject 
site optician’s office in average condition and vacant land, 
followed by Interstate 64 and 95. Land use farther south 
beyond Interstates 64 and 95 consist of downtown 
Richmond. Land uses to the west of the Subject site consist 
of Gilpin Court, and existing public housing development. 
Southwest of the Subject site is Baker Senior Apartments, a 
market rate age restricted (62+) multifamily development 
which offers 51 one-bedroom units and has been excluded 
as a comparable in this report due to a dissimilar tenancy.  
Commercial areas in Richmond are approximately 90 percent 
occupied.  

 
Gilpin Court north of the Subject site 

 
Gilpin Court west of the Subject site 
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Optician office south of the Subject site 

 
Vacant land east of the Subject site 

 

Access and Traffic Flow: The Subject is accessible from the north side of East Charity Street 
and the south side of East Federal Street. East Charity Street is a lightly 
trafficked two-lane road traversing generally east/west. East Charity 
Street intersects Chamberlayne Parkway, approximately 0.2 miles 
west from the Subject site. Chamberlayne Parkway provides 
immediate access to Interstates 64 and 95, approximately 0.3 miles 
southwest of the Subject site. Interstate 64 is a heavily trafficked six-
lane road that traverses east/west from St. Louis, MO to Virginia 
Beach, VA. Interstate 95 traverses north and south along the eastern 
seaboard from Houlton, ME to Miami, FL. Overall, access and traffic 
flow are considered good.  

Layout and Curb Appeal: Summary of Subject Site Characteristics 

Visibility Good 
Views Average 

Access/Traffic Flow Good 
Layout/Curb Appeal Good 

 

Drainage: Appears adequate, however, no specific tests were performed. 
Further, we are not experts in this field and cannot opine on this issue. 

Soil and Subsoil 
Conditions: 

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

Environmental Assessment: We were not provided with a Phase I Environmental Site Assessment 
for the Subject property. During our site inspection, we walked the 
Subject’s grounds and did not observe any obvious indicators of 
environmental contamination. Nonetheless, Novogradac is not an 
expert in this field and further analysis is beyond the scope of this 
report. 

Detrimental Influences: No detrimental influences were noted. 

Flood Zone: According to Flood Insights and Flood Insurance Rate Map Community 
Panel Number 5101290041E, dated July 16, 2014, the Subject site 
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is located in Zone X. Zone X is defined as an area outside 500-year 
floodplain, which is determined to be outside the 0.2 percent annual 
chance floodplains. Novogradac does not offer expertise in this field 
and cannot opine on this issue. Further analysis by is beyond the 
scope of the report. 

 
Source: FEMA Flood Map Service Center, March 2025 

Locational Amenities: The following table and map illustrate the Subject’s proximity to 
necessary services. Map numbers correspond with the Locational 
Amenities Map, presented below.  
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Source: Google Earth, March 2025 

 
LOCATIONAL AMENITIES 

# Service or Amenity Distance to Subject # Service or Amenity Distance to Subject 
1 N 1st St & E Federal St Bus Stop 0.1 miles 10 VCU Medical Center Main Hospital 0.8 miles 
2 Richmond Fire Station 5 0.4 miles 11 Mobil Gas station 0.9 miles 
3 Abner Clay Park 0.4 miles 12 Kroger 1.1 miles 
4 Walgreens Pharmacy 0.5 miles 13 Richmond E Main Street 1.2 miles 
5 United States Post Office 0.6 miles 14 Family Dollar 1.5 miles 
6 Wells Fargo Bank 0.7 miles 15 Albert Hill Middle School 2.7 miles 
7 Main Library - Richmond Public Library 0.7 miles 16 Thomas Jefferson High School 3.1 miles 
8 Carver Elementary School 0.7 miles 17 Walmart Supercenter 3.9 miles 
9 Richmond City Sheriff's Office 0.8 miles - - - 
 

Public Transportation: The Greater Richmond Transit Company (GRTC) provides 
fixed-route bus transportation in the Greater Richmond 
area. GRTC stopped collecting fares in March 2020 in 
response to the COVID-19 pandemic, a policy that will 
continue until further notice. The nearest stop is located 
less than 0.1 miles northeast of the Subject site at the 
intersection of North 1st Street and East Federal Street. This 
stop is served by the 2A, 2B, and 2C. The Subject is also 
located approximately 1.2 miles north of the Richmond 
Main Street Amtrak station. The station is served by three 
daily Northeast Regional trains, which run between Boston, 
MA and Newport News, VA. 
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Crime Statistics: The table below illustrates crime indices in the PMA and 
MSA in comparison to that of the nation. A crime index 
below 100 is below the national average and anything over 
100 is above the nation’s crime index average. A crime 
index of 75 in a PMA would be 25 percent below the national 
average while a crime index of 200 would be twice that of 
the national average. Crime indices were provided by 2024 
ESRI Demographics data. 

2024 CRIME INDICES 
- PMA MSA 

Total Crime* 134 76 
Personal Crime* 120 62 

Murder 323 139 
Rape 53 59 

Robbery 190 71 
Assault 103 58 

Property Crime* 136 78 
Burglary 100 59 
Larceny 146 86 

Motor Vehicle Theft 126 56 
Source: Esri Demographics 2024, Novogradac, March 2025 
*Unweighted aggregations 

 

 
 

Total crime indices in the PMA are modestly elevated 
relative to the national average and well above the 
surrounding MSA. The Subject's security features will 
include an intercom (buzzer) system, in-unit alarm, limited 
access, perimeter fencing and video surveillance. Seven of 
the comparable properties offer some form of security 
feature. The Subject’s security features appear to be 
market-oriented. 

Conclusion: The Subject site is located in Richmond, Virginia 
approximately 0.3 miles southwest of Interstates 64 and 
95. The immediate neighborhood consists of multifamily 
developments, abandoned townhomes, a cemetery, and 
Interstate 64 and 95.  Residential uses in the Subject’s 
neighborhood are generally in poor to average condition. A 
number of retail properties are located south of the Subject 
site along Lee Highway, including a grocery stores, 
convenience stores, coffee shops, and local businesses. 
Commercial areas in the Subject’s neighborhood are 
approximately 90 percent occupied. The Subject site is 
designated as “Very Walkable” by Walk Score with a score 
of 83, indicating that most errands can be accomplished on 
foot. The surrounding housing stock in the Subject’s 
neighborhood consisting of single-family homes that were 
constructed prior to 1959 and are in average condition. 
According to Zillow, the current median home value in the 
Subject’s zip code is approximately $352,830.  
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Subject Property & Neighborhood Photos 
 

 
Subject site 

 
Subject site 

 
Subject site 

 
Subject site 

 
Subject site 

 
Subject site 
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View north along Saint James Street 

 
View south along Saint James Street 

 
*View south along North 1st Street 

 
View south along North 1st Street 

 
*View east along East Charity Street 

 
*View west along East Charity Street 
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*View east along East Federal Street 

 
*View west along East Federal Street 

 
Frederic A Fay Tower north of the Subject site 

 
Gilpin Court north of the Subject site 

 
Gilpin Court northwest of the Subject site 

 
Gilpin Court west of the Subject site 
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Gilpin Court west of the Subject site 

 
Childcare facility and community center south of the 

Subject site 

 
House of worship south of the Subject site 

 
Retail uses south of the Subject site 

 
Retail uses south of the Subject site 

 
Retail uses south of the Subject site 
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Retail uses south of the Subject site 

 
Playground south of the Subject site 

 
Owner-occupied townhomes south of the Subject site 

 
Owner-occupied townhomes south of the Subject site 

*Photos taken from Google Maps, published August 2021, January 2025 



 

 

E. MARKET AREA 
DEFINITION
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MARKET AREA 
For the purpose of this study, it is necessary to define the competitive Primary Market Area (PMA), or the area 
from which potential tenants for the project are likely to be drawn. In some areas, residents are very much 
“neighborhood oriented” and are generally very reluctant to move from the area where they have grown up. In 
other areas, residents are much more mobile and will relocate to a completely new area, especially if there is 
an attraction such as affordable housing at below market rents. 
 
We determined the Primary Market Area (PMA) based on our conversations with local market participants 
including property managers, as well as our physical inspection of the market. The PMA is generally defined 
as the central and northern portions of Richmond. The PMA boundaries are: East and West Laburnum Avenue 
to the north; North and South Laburnum Avenue, U.S. Interstate 64, and Brittles Lane to the east; Williamsburg 
Road, and the James River to the south; State Route 76 and U.S. Interstate 195 to the west. The PMA 
encompasses 25 square miles. We believe that additional support will originate from areas outside of the 
established PMA. We estimate a leakage of 15 percent. To provide a broader economic context for the Subject, 
we also include a Secondary Market Area (SMA). The secondary market area (SMA) for the Subject is the 
Richmond, VA Metropolitan Statistical Area (MSA), which consists of Amelia, Caroline, Charles City, 
Chesterfield, Colonial Heights City, Dinwiddie, Goochland, Hanover, Henrico, Hopewell City, King William, New 
Kent, Petersburg City, Powhatan, Prince George, Richmond City, and Sussex Counties in Virginia. The MSA 
encompasses 4,024 square miles. We include economic indicators for the SMA regarding employment and 
unemployment trends. In addition, our demographic analysis utilizes the SMA as an additional area of 
comparison for population and household trends. 
 
The PMA boundaries and overall market health assessment are based upon analyses of demographic and 
socioeconomic characteristics, target tenant population, political jurisdictional boundaries, natural 
boundaries, experience of nearby comparable developments, accessibility to mass transit or key 
transportation corridors and commute patterns, and market perceptions. No physical boundaries were 
identified that would inhibit anyone from relocating to the Subject. The market area boundaries identified are 
a reasonable approximation regarding the potential renter market for the Subject. Overall, we anticipate that 
the majority of the Subject’s tenants will come from within the boundaries of the PMA. The following map 
outlines the PMA. 
 




































































































































































































































































































