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City Line Apartments
155 Mytilene Drive
Newport News, Virginia 23605

April 6, 2022

Mr. Scott Fink

Community Preservation Partners
17782 Sky Park Circle

Irvine, California 92614

Dear Mr. Fink:

Following is a market study which was completed for Community Preservation Partners, under the
guidelines set forth by Virginia Housing. The subject property is located at 155 Mytilene Drive in
Newport News, Virginia. The subject consists of one existing Section 8 and LIHTC development
known as City Line Apartments. The property is designated for families and consists of 18 two-story
walk-up buildings containing a total of 200 units, laundry facility, leasing office and maintenance
area. The subject will be rehabilitated. Once rehabilitation is complete, the subject will continue to be
Section 8 and will also be Low Income Housing Tax Credit (LIHTC) at 50 percent of the area median
income. The buildings have brick and siding exterior and asphalt shingle roofs.

The purpose of the following market study is to determine if the community has a need for the
rehabilitated subject units. To do so, the analyst, Jonathan Richmond, utilized data from the U.S.
Census Bureau; Ribbon Demographics, 2022 Data; and various other demographic resources.
Community information and opinion was also utilized. This information was collected during a field
survey conducted by Jonathan Richmond while visiting the subject on April 6, 2022. An attempt was
made to survey 100 percent of all competitive housing in the area.

We certify that there is not now nor will there be an identity of interest between or among the
applicant, contractor, architect, engineer, attorney, interim lender, subcontractors, material suppliers,
equipment lessors or any of their members, directors, officers, stockholders, partners or
beneficiaries without prior written identification to Virginia Housing and written consent to such
identity of interest by Virginia Housing. All recommendations and conclusions are based solely on
the professional opinion and best efforts of the analysts. This statement is given for the purpose of
inducing the United States of America to make a loan as requested in the loan pre-application or
application of which this statement is a part.

Jonathan Richmond Janice F. Gill, MAI
Market Analyst Market Analyst
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This is to certify that a field visit was made by the market analyst or one of his associates and information
was obtained from publications of federal, state and local agencies. Interviews were held with apartment
owners or managers, local officials and others as appropriate who may be knowledgeable of the housing
market in Newport News.

In accordance with Virginia Housing, | hereby certify that the information provided in this Market Study
was written according to Virginia Housing’s market study requirements and is truthful and accurate to the
best of my knowledge and belief. The estimates of demand for multifamily housing made by this report
are based on the assumption of a free market situation, unencumbered by local mores, affirmative fair
housing marketing or prejudice toward the site location.

This is to affirm that | will receive no fees which are contingent upon approval of the project by Virginia
Housing, before or after the fact, and that | will have no interest in the housing project.

Jonathan Richmond Janice F. Gill, MAI
Market Analyst Market Analyst
Tax ID Number: 43-1352932

April 6, 2022
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| understand and agree that Virginia Housing will consider an identity of interest to exist between the loan
applicant as the party of the first part and general contractors, architects, engineers, attorneys, interim
lenders, subcontractors, material suppliers or equipment lessors as parties of the second part under any
of the following conditions:

1

2.

. When there is any financial interest of the party of the first part in the party of the second part;

When one or more of the officers, directors, stockholders or partners of the party of the first part is
also an officer, director, stockholder or partner of the party of the second part;

. When any officer, director, stockholder or partner of the party of the first part has any financial

interest whatsoever in the party of the second part;

. When the party of the second part advances any funds to the party of the first part other than an

interim lender advancing funds to enable the applicant to pay for construction and other
authorized and legally eligible expenses during the construction period,;

. When the party of the second part provides and pays on behalf of the party of the first part the

cost of any legal services, architectural services or interim financing other than those of the
survey, general superintendent or engineer employed by a general contractor in connection with
obligations under the construction contract;

. When the party of the second part takes stock or any interest in the party of the first part as part of

the consideration to be paid them; and

. When there exists or comes into being any side deals, agreements, contracts or undertakings

entered into thereby altering, amending or canceling any of the required closing documents or
approval conditions as approved by Virginia Housing.

| certify that there is not now nor will there be an identity of interest between or among the applicant,
contractor, architect, interim lender, subcontractors, material suppliers, equipment lessors or any of their
members, directors, officers, stockholders, partners or beneficiaries without prior written identification to
Virginia Housing and written consent to such identity of interest by Virginia Housing. This statement is
given for the purpose of inducing the United States of America to make a loan as requested in the loan
pre-application or application of which this statement is a part.

There is no identity of interest between the loan applicant and the Market Analyst or Gill Group.

Jonathan Richmond Janice F. Gill, MAI
Market Analyst Market Analyst
April 6, 2022
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National Council
of Housing

Market Analysts -

Formerly known as
National Council of Affordable
Housing Market Analysts

This market study has been prepared by Gill Group, Inc., a member in good standing of the National
Council of Housing Market Analysts (NCHMA). This study has been prepared in conformance with
the standards adopted by NCHMA for the market analysts’ industry. These standards include the
Standard Definitions of Key Terms Used in Market Studies, and Model Content Standards for the
Content of Market Studies. These Standards are designed to enhance the quality of market studies
and to make them easier to prepare, understand, and use by market analysts and by the end users.
These Standards are voluntary only, and no legal responsibility regarding their use is assumed by
the National Council of Housing Market Analysts.

Gill Group, Inc. is duly qualified and experienced in providing market analysis for Affordable
Housing. The company’s principals participate in the National Council of Housing Market Analysts
(NCHMA) educational and information sharing programs to maintain the highest professional
standards and state-of-the-art knowledge. Gill Group, Inc. is an independent market analyst. No
principal or employee of Gill Group, Inc. has any financial interest whatsoever in the development
for which this analysis has been undertaken.

Jonathan Richmond
Market Analyst
Gill Group

April 6, 2022
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It is the opinion of the analyst that a market exists for the proposed rehabilitation of the existing 200-unit
development designed for families and that there is no need for alterations of any kind. This
recommendation is made based on the information included in this report and assuming that the project is
completed as detailed in this report. Any changes to the proposed rehabilitation of the subject could alter
the findings in this report.

The subject, City Line Apartments, is an existing Section 8 and LIHTC development designated for
families that contains 200 units. The subject will undergo renovation. Once renovation is complete, the
subject will be a Section 8 and Low Income Housing Tax Credit development. The property is applying for
an allocation of Low-Income Housing Tax Credits for all units, which will set the income eligibility to
individuals earning up to 50 percent of the area median income. As the subject will also retain its HAP
contract, households with one to three persons and incomes below $38,050 will be eligible for the
rehabilitated development. If the subject were to lose the HAP contract, households with one to three
persons and incomes between $27,154 and $38,050 would be eligible for the rehabilitated development.

The following chart lists the subject’s unit mix. For the purpose of this report, a weighted average of 758
square feet were utilized for the one-bedroom rent analysis and a weighted average of 902 square feet
was utilized for the two-bedroom unit rent analysis.

1/1 (First Lewel) 50 741 37,050
1/1 (Upper Lewel) 50 775 38,750
2/1 (First Lewvel) 50 884 44,200
2/1 (Upper Lewel) 50 919 45,950
200 165,950
The following chart lists the subject’s existing unit distribution by unit type, size and rent structure.
1/1 100 758 $900 N/A
2/1 100 902 $1,050 N/A
200
The following chart lists the subject’'s proposed unit distribution by unit type, size and rent structure.
Unit Type [# of Units| Square %of [Maximum| Gross Utility Net Rent
Feet Median LIHTC Rent |Allowance
Income Rent
1/1 100 758 50% $792 $1,545 N/A $1,545
2/1 100 902 50% $951 $1,685 N/A $1,685

Since the subject will retain its Section 8 contract, the development’s proposed gross rents are not
tethered to the maximum allowable LIHTC rents. However, tenants will be required to pay no more than
30 percent of annual income toward rent and utilities. At no point will tenants be required to pay more
than the maximum allowable LIHTC rent.

The developer has not selected to use the Income-Averaging option.

Gill Group |
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The rental housing stock in the market area is comprised of single-family homes and market-rate and
income-restricted apartment complexes. The current vacancy rate in surveyed income-restricted
apartment complexes is 2.1 percent. The current vacancy rate in surveyed market-rate apartment
complexes is 0.8 percent. The current vacancy rate of the competitive properties in the market area is 2.1
percent.

The proposed rehabilitation of the existing Section 8 and LIHTC development will not have an adverse
impact on the market area. As complete, the property will be 100 percent LIHTC at 50 percent of the area
median income and will also be Section 8. There were six income-restricted developments, including the
subject, confirmed in the market area. Of the confirmed income-restricted developments, all directly
compete with the subject. All competing developments maintain high occupancy rates, and most maintain
waiting lists from the subject could draw residents. Therefore, it does not appear the market area is
saturated with affordable housing.

The following tables show the capture rates for the rehabilitated development both with and without
considering subsidies.

Project Wide Capture Rate - LIHTC Units 2.8%
Project Wide Capture Rate - Market Units
Project Wide Capture Rate - All Units 2.8%
Project Wide Absorption Rate (Months) N/A
Project Wide Capture Rate - LIHTC Units 9.1%
Project Wide Capture Rate - Market Units —
Project Wide Capture Rate - All Units 9.1%
Project Wide Absorption Rate 12-19 Months

The market shows a net demand of 7,177 households for all units when considering the Section 8
subsidy and a net demand of 2,198 households for all units when not considering the Section 8 subsidy.
The subject is an existing Section 8 and LIHTC development that is currently 98 percent occupied, with
one vacant one-bedroom unit and three vacant two-bedroom units. The property has a waiting list with
104 applicants. As complete, the property will continue to be Section 8 and will also be 100 percent
LIHTC at 50 percent of the area median income. As the property will retain its Section 8 contract, all
existing tenants will be income-eligible for the units once the rehabilitation is complete. If the property
were to lose its Section 8 contract, none of the existing tenants would remain income-eligible; therefore,
all of the subject's 200 units would need to be absorbed into the market. The capture rate, when
considering the Section 8 subsidy, is 2.8 percent and is considered good. The capture rate, without
considering the subsidy, is 9.1 percent, which is also considered good due to the existing waiting lists and
high occupancy rates of LIHTC properties in the market area as well as the current population and
household growth and stable economic factors. Therefore, it is the belief of the analysts, that the property
will continue to be viable within the market area and would be so even if it were entirely vacant.
Consequently, it is firmly believed that the rehabilitated development will continue to satisfy a portion of
the demand for rental units within the market. It is believed that the property will meet the demand for
affordable housing in the market area.

Gill Group |
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The property is easily accessed via Mytilene Drive. Mytilene Drive connects to 76th Street which connects
to Martha Lee Drive. Martha Lee Drive connects to U.S. Highway 258, a major thoroughfare in the city,
which connects to Interstate 64. Therefore, the subject has average visibility and easy access. The
subject’s existing site plan and project design are similar to competing apartment developments. The
subject’s existing unit mix of one- and two-bedroom units is suitable in the market.

Strengths: The subject’s location is comparable to other developments in the market area. Its current
and proposed in-unit and common area amenities will be competitive with the other developments in the
market area. When these factors are taken into consideration, the subject’s rehabilitated units will provide
a good value to prospective tenants.

Weaknesses: There are no apparent weaknesses.

The subject can retain its required share of the market area for the following reasons:

e The subject’s rehabilitated design and amenities will be competitive with other existing projects.
Therefore, no modifications to the subject are necessary.

¢ Once rehabilitation is complete, the subject will be superior in condition when compared to the
majority of the current housing stock

e The market area’s population and households are projected to increase through 2027, indicating
a need for additional housing the market area. In addition, all restricted properties confirmed
maintain high occupancy rates, and the majority maintain waiting lists, it appears the market is
not oversaturated with affordable rental housing.

e City Line Apartments is an existing 200-unit Section 8 and LIHTC development that will be
rehabilitated. Once rehabilitated is complete, the subject will continue to be Section 8 and will
also be 100 percent LIHTC at 50 percent of the area median income. Therefore, the rehabilitated
subject will continue to be a great asset to the area.

e The subject is an existing Section 8 and LIHTC development that is currently 98 percent
occupied, with one one-bedroom unit vacant and three vacant two-bedroom units. The property
has a waiting list with 104 applicants. As the property will retain its Section 8 contract, all existing
tenants will be income-eligible for the units once the rehabilitation is complete. If the property
were to lose its Section 8 contract, none of the existing tenants would remain income-eligible, and
the 200 units would need to be absorbed into the market. After considering all factors, it is
estimated that the subject property could absorb 10 to 15 units per month, resulting in a 95
percent occupancy level within 12 to 19 months.

e According to the past, present and future demographic and economic trends within the primary
market area, it is the opinion of the analyst that the rehabilitated development will be suitable for
the market area. Given the current low vacancy rates for income-restricted properties as well as
the waiting lists at most properties, the development will not have an adverse effect on the
existing rental comparables and the anticipated pipeline additions to the rental base.
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The Scope of Work Rule requires us to gather and analyze information about those assignment elements
that are necessary to properly identify the problem to be solved. According to the Standards Rule 1-2,
identification of the problem to be solved requires us to identify the following assignment elements.

e Client and any other intended users: The client and developer for this market study assignment is
Community Preservation Partners. The intended users of the report are Community Preservation
Partners and Virginia Housing. No other users are intended.

¢ Intended use of the analyst’s opinions and conclusions: The intended use of this market study is
to apply for Low Income Housing Tax Credits through Virginia Housing.

o Effective date of the analyst’s opinions and conclusions: The effective date of the rental estimate
is April 6, 2022.

e Subject of the assignment and its relevant characteristics: The subject property is an existing
200-unit apartment complex known as City Line Apartments. The subject is located along the
east and west side of Mytilene Drive. Its physical address is 155 Mytilene Drive.

e Assignment conditions: Assignment conditions include assumptions, extraordinary assumptions,
hypothetical conditions, supplemental standards, jurisdictional exceptions, and other conditions
that affect the scope of work. The following assumptions are used in this market study
assignment: The market study was written under the extraordinary assumption that the property
will be rehabilitated as indicated in the Scope of Work. This market study was written under the
extraordinary assumption that there are no long term impacts from the COVID-19 pandemic. The
market rents in the need and demand analysis were determined under the hypothetical condition
that the subject will be unrestricted or conventional and not subject to any rent restrictions.

e An environmental audit was not provided. | am not qualified to complete an environmental audit.
The stated opinion of rental rates is predicated on the assumption that no hazardous substances
or conditions materially affect the subject property.

e The Americans with Disabilities Act (ADA) became effective January 26, 1992. No specific
compliance survey or analysis of the identified property has been made to determine whether it is
in conformity with the various detailed requirements of the ADA. It is possible that a compliance
survey of the property together with a detailed analysis of the requirements of the ADA could
reveal that the property will not comply with one or more of the requirements of the Act. If so, this
fact could have an adverse impact upon the value of the property. Since there is no direct
evidence relating to this issue, it is assumed that no substantial immediate outlays will be
mandated by governing authorities to meet ADA requirements.

e Unemployment statistics are based on the information available from the U.S. Department of
Labor Bureau of Labor Statistics. The data shown in this report is based on the data available as
of the effective date of the analysis. The Department of Labor will periodically revise the data by
incorporating additional information that was not available at the time of the initial publication of
the estimates. The initial data is revised twice, first within two months of initial publication in order
to incorporate additional sample data from respondents in the survey and recalculate seasonal
adjustment factors, and second on an annual basis to incorporate a benchmark revision that
estimates nearly complete employment counts available from unemployment insurance tax
records.

e The U.S. Census Bureau American Community Survey (ACS) uses a series of monthly samples
to produce annually updated estimates for the same small areas (census tracts and block groups)
formerly surveyed via the decennial census long-form sample. Initially, five years of samples
were required to produce these small-area data. Once the U.S. Census Bureau released its first
five-year estimates, new small-area statistics were produced annually. The Census Bureau also
produces three-year and one-year data products for larger geographic areas.

e The American Housing Survey (AHS) is sponsored by the Department of Housing and Urban
Development (HUD) and conducted by the U.S. Census Bureau. The survey provides up-to-date
information about the quality and cost of housing in the United States and major metropolitan
areas. It also includes questions about the physical condition of homes and neighborhoods, the
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cost of financing and maintaining homes and the characteristics of people who live in these
homes. The survey is conducted every other year and covers all 50 states and the District of
Columbia. The 2015 AHS underwent a major redesign. Prior to this survey, the same households
were re-surveyed every two years. A new sample was redrawn in 2015 for the first time since
1985, and new households were asked to participate in the survey. Additionally, the
guestionnaire was redesigned with some variables added and others dropped or modified.
Imputation methods were also streamlined, and the weighting methodology changed. Therefore,
some estimates in 2015 are not comparable to previous years.
e The building improvements meet all governing codes, unless otherwise noted in this report.

An extraordinary assumption? is defined as:

An assignment-specific assumption as of the effective date regarding uncertain information used in an
analysis, which, if found to be false, could alter the appraiser’s opinions or conclusions. Uncertain
information might include physical, legal or economic characteristics of the subject property; or conditions
external to the property, such as market conditions or trends; or the integrity of data used in an analysis.

An extraordinary assumption may be used in an assignment only if:
e ltis required to properly develop credible opinions and conclusions;
e The analyst has a reasonable basis for the extraordinary assumption;
o Use of the extraordinary assumption results in a credible analysis; and
e The analyst complies with the disclosure requirements set forth in USPAP for extraordinary
assumptions.?

A hypothetical condition3 is defined as:

A condition, directly related to a specific assignment, which is contrary to what is known by the appraiser
to exist on the effective date of the assignment results but is used for the purpose of analysis.
Hypothetical conditions are contrary to known facts about physical, legal, or economic characteristics of
the subject property; or about conditions external to the property, such as market condition or trends; or
about the integrity of data used in an analysis.

A hypothetical condition may be used in an assignment only if:
o Use of the hypothetical condition is clearly required for legal purposes, for purposes of
reasonable analysis, or for purposes of comparison;
e Use of the hypothetical condition results in a credible analysis; and
e The analyst complies with the disclosure requirements set forth in USPAP for hypothetical

. 4
conditions.

! Uniform Standards of Professional Appraisal Practice, 2020-2021 Edition (Effective January 1, 2020 through December 31,
2022) (The Appraisal Foundation, 2020), pg. 4

2 Uniform Standards of Professional Appraisal Practice, 2020-2021 Edition (Effective January 1, 2020 through December 31,
2022) (The Appraisal Foundation, 2020), pg. 14

3 Uniform Standards of Professional Appraisal Practice, 2020-2021 Edition (Effective January 1, 2020 through December 31, 2022)
(The Appraisal Foundation, 2020), pg. 4

4 Uniform Standards of Professional Appraisal Practice, 2020-2021 Edition (Effective January 1, 2020 through December 31,
2022) (The Appraisal Foundation, 2020), pg. 14
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The following extraordinary assumptions are used in this market study consultation assignment; The
market study was written under the extraordinary assumption that the property will be rehabilitated as
indicated in the Scope of Work. This market study was written under the extraordinary assumption that
there are no long term impacts from the COVID-19 pandemic.

The following hypothetical condition are used in this market study consultation assignment: The market
rents in the need and demand analysis were determined under the hypothetical condition that the subject
will be unrestricted or conventional and not subject to any rent restrictions.

This market study was completed in accordance with the requirements set forth in Virginia Housing’s
2022 Market Study Guidelines.

Janice F. Gill, MAI, State Certified General Real Estate Appraiser and Market Analyst, oversaw and
supervised all data collection and analysis and performed the research. The following actions were taken
to complete this market study.

e On February 10, 2022, Jonathan Richmond, a Market Analyst, conducted an interior and exterior
inspection of the subject property to determine the property’s physical and functional
characteristics. Jonathan Richmond inspected all common areas and at least one unit of each
varying type. He interviewed Adam Stewart to determine the rental rates, services and amenities
offered to the tenants of the subject property

e The purpose of this market study is to determine if the community has a need for the subject
units. To do so, the analysts utilize data from the U.S. Census Bureau; Ribbon Demographics,
2022 Data; and various other demographic resources. Community information and opinion was
also utilized. The research retrieved data from several of the following: internet sites, local
newspapers and rental publications, city records, owners and managers of local apartment
properties, local real estate brokers, fellow analysts and the analyst’s office files.

e During the week of February 10, 2022, Jonathan Richmond, inspected the exterior of each
comparable property used in the analysis. During the site inspections or in separate telephone
interviews, Jonathan Richmond, Janice F. Gill, MAI, or one of their associates, spoke with the
managers of the comparable properties to confirm all data and to collect additional information
about each comparable including size, age, amenities, occupancy rates and general market
information. The property manager provided floor plans or other information describing the size of
comparable units after it was explained that the interior size was needed.

e Jonathan Richmond and Janice F. Gill, MAI, the primary market analysts, completed the data and
adjustments columns of the Rent Comparability Grids and determined the final estimate of rents.
After completing the Rent Comparability Grids, Jonathan Richmond and Janice F. Gill, MAI,
derived an estimated market rent and an estimated achievable rent for each unit type. Jonathan
Richmond and Janice F. Gill, MAI, also completed the demand, penetration rate and capture rate
conclusions through analysis of all aspects of the subject, market area and demographic data
available to the analyst.

Gill Group |
Page | 17



PROJECT DESCRIPTION



City Line Apartments
155 Mytilene Drive
Newport News, Virginia 23605

Project Name: City Line Apartments
Location: 155 Mytilene Drive
Newport News, Virginia
Project Type: Family
Construction Type: Rehabilitated
Developer: Community Preservation Partners

Area Median Family Income:  $84,500

The subject, City Line Apartments, is an existing Section 8 and LIHTC development designated for
families. The subject consists of 18 two-story walk-up buildings with 200 units, laundry facility, leasing
office and maintenance area. The subject property will undergo renovation. Once renovation is complete,
the subject will continue to be a Section 8 and LIHTC. The property is applying for an allocation of Low-
Income Housing Tax Credits for all units, which will set the income eligibility to individuals earning up to
50 percent of the area median income. As the subject will also retain its HAP contract, households with
one to three persons and incomes below $38,050 will be eligible for the rehabilitated development. If the
subject were to lose the HAP contract, households with one to three persons and incomes between
$27,154 and $38,050 would be eligible for the rehabilitated development.

City Line Apartments is comprised of 18 two-story walk-up buildings. The buildings have a concrete slab
foundation and wood framing, with brick and siding exterior and asphalt shingle roofs. The complex was
constructed in 1977 and received a minor Low Income Housing Tax Credit renovation in 2010 and 2013.
The first floor of the property was renovated in 2016 due to flooding. The property will once again be
rehabilitated. Landscaping is minimal and consist of grass, trees and shrubs. The property is not a
scattered site development.

Each unit contains the following amenities: refrigerator, range/oven, vinyl flooring, blinds, ceiling fans,
walk-in closet (1BR) and coat closet. Upon completion of rehabilitation, the units will also contain a
garbage disposal, dishwasher, microwave, stainless steel appliances, solid-surface countertops and in-
unit Wi-Fi.

The property provides the following project amenities: playground, basketball court, laundry facility, on-
site management and on-site maintenance. Once rehabilitation is complete, the property will also contain
a meeting room, outdoor exercise area, picnic area, dog park, community garden, courtyard, business
center, educational classes, bike racks, video surveillance, library, gazebo and common area Wi-Fi.

The complex contains an open asphalt parking lot with a total of 301 parking spaces. Therefore, the
subject has a parking ratio 1.51 parking spaces per unit.
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The following tables describe the subject property’s utility combination.

Utility Type Who Pays
Heat Central Gas Landlord
Air Conditioning Central Electric Landlord
Hot Water Gas Landlord
Cooking Gas Landlord
Other Electric Electric Landlord
Cold Water/Sewer N/A Landlord
Trash Collection N/A Landlord

The following chart lists the subject’s unit mix. For the purpose of this report, a weighted average of 758
square feet were utilized for the one-bedroom rent analysis and a weighted average of 902 square feet
was utilized for the two-bedroom unit rent analysis.

1/1 (First Lewel) 50 741 37,050
1/1 (Upper Lewel) 50 775 38,750
2/1 (First Lewel) 50 884 44,200
2/1 (Upper Lewel) 50 919 45,950
200 165,950
The following chart list the subject property’s existing unit distributions by unit type, size and
structure.
1/1 100 758 $900 N/A
2/1 100 902 $1,050 N/A
200
The following chart lists the subject’'s proposed unit distribution by unit type, size and rent structure.
Unit Type |# of Units| Square %of |Maximum| Gross Utility Net Rent
Feet Median LIHTC Rent |Allowance
Income Rent
1/1 100 758 50% $792 $1,545 N/A $1,545
2/1 100 902 50% $951 $1,685 N/A $1,685

rent

Since the property will retain its Section 8 contract, the development’s proposed gross rents are not
tethered to the maximum allowable LIHTC rents. However, tenants will be required to pay no more than
30 percent of annual income toward rent and utilities. At no point will tenants be required to pay more
than the maximum allowable LIHTC rent.
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The property is applying for an allocation of Low-Income Housing Tax Credits for all units, which will set
the income eligibility to individuals earning up to 50 percent of the area median income. As the subject will
also retain its HAP contract, households with one to three persons and incomes below $38,050 will be
eligible for the rehabilitated development. If the subject were to lose the HAP contract, households with
one to three persons and incomes between $27,154 and $38,050 would be eligible for the rehabilitated
development.

$29,600
$33,800
$38,050
$42,250
$45,650
$49,050

oo~ |WIN|F

Source: HUD

The subject does not offer any tenants services.

The rehabilitation will begin in July 2022 and is anticipated to be complete by July 2023. The proposed
scope of work includes replacement of appliances, kitchen cabinets, bath vanities and medicine cabinets,
windows, interior and exterior doors, hot water heaters, air conditioning units, toilets and baths, flooring
and structural elements such as exterior brick and wall supports, roofing and re-grading and striping of
the parking lots. Once rehabilitation is complete, the units will also include a garbage disposal,
dishwasher, microwave, stainless steel appliances, solid-surface countertops and in-unit Wi-Fi.
Furthermore, the property will also add a meeting room, outdoor exercise area, picnic area, dog park,
community garden, courtyard, business center, educational classes, bike racks, video surveillance,
library, gazebo and common area Wi-Fi.
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The subject consists of one irregular-shaped tract of land that contains a total of 12.40 acres. The subject
property is zoned R-7, Medium Density Multiple-Family Dwelling District. Therefore, the subject is a legal,
conforming use. A zoning change is unlikely. The subject is not a scattered site development. The subject
is located in Census Tract #0313.00.

The subject neighborhood is comprised primarily of single-family residences and is 90 percent built up.
Approximately 50 percent of the land use is made up of single-family residences. About 25 percent is
comprised of multifamily dwellings. Another 10 percent of the land use is made up of commercial
properties. Another 10 percent of the land use is vacant land. The remaining five percent is two- to four-
family dwellings. Century Plaza Apartments, Paula Maria Village, Chestnut Square Apartments, Alway
Transportation and single-family residences are located north of the site. Lakeland Village Apartments,
Family Dollar, Snowden Senior, Chestnut Arms, single-family residences and vacant land are located
south of the site. Southwest Branch Back River, Newmarket Creek, New Mount Olive Baptist Church,
Mallory Apartments, CitGo and single-family residences are located east of the subject. Children of Valor
Christian Academy, MorLite Electric and single-family residences are located west of the subject. The
area is mostly suburban.
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The subject property is an existing Section 8 and LIHTC development with a total of 200 units and is
located in Newport News, Virginia. As complete, the property will continue to be Section 8 and will also be
100 percent LIHTC with income levels at 50 percent of the area median income.

The independent city of Newport News is located in the southeastern portion of Virginia. Nearby cities
include Radford, Lynchburg, Martinsville and Beckley. Nearby cities include Bethel Manor, Hampton,
Poquoson, Carrollton, Smithfield, Rushmere, Benns Church and Yorktown. Newport News has the
following boundaries: North — James City and York County; East — York County and Hampton City; South
— Hampton Roads; and West — James River.

Newport News is served by Interstate 664; U.S. Highway 17, 60 and 258; and State Highways 143, 152,
168, 169, 351 and 600. Newport News is home to the Newport News/Williamsburg International Airport.
Amtrak is available in the area for passenger rail service. Public transit is available Hampton Roads
Transit, which offers public transit via bus, light rail and ferry.
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Community and Site Information

Site Characteristics

The subject property is located in a residential neighborhood in the southern portion of Newport News.
The subject is located along Mytilene Drive.

The property is easily accessed via Mytilene Drive. Mytilene Drive connects to 76th Street which connects
to Martha Lee Drive. Martha Lee Drive connects to U.S. Highway 258, a major thoroughfare in the city,
which connects to Interstate 64. Therefore, the subject has average visibility and easy access.

The subject consists of one irregular-shaped tract of land that contains a total of 12.40 acres. The subject
property is zoned R-7, Medium Density Multiple-Family Dwelling District. Therefore, the subject is a legal,
conforming use. A zoning change is unlikely. The subject is not a scattered site development. The subject
is located in Census Tract #0313.00.

Surrounding Land Uses

The subject neighborhood is comprised primarily of single-family residences and is 90 percent built up.
Approximately 50 percent of the land use is made up of single-family residences. About 25 percent is
comprised of multifamily dwellings. Another 10 percent of the land use is made up of commercial
properties. Another 10 percent of the land use is vacant land. The remaining five percent is two- to four-
family dwellings. Century Plaza Apartments, Paula Maria Village, Chestnut Square Apartments, Alway
Transportation and single-family residences are located north of the site. Lakeland Village Apartments,
Family Dollar, Snowden Senior, Chestnut Arms, single-family residences and vacant land are located
south of the site. Southwest Branch Back River, Newmarket Creek, New Mount Olive Baptist Church,
Mallory Apartments, CitGo and single-family residences are located east of the subject. Children of Valor
Christian Academy, MorLite Electric and single-family residences are located west of the subject. The
area is mostly suburban.
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View of Sign

View of Exterior
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View of Exterior
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View of Exterior
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View of Exterior

View of Leasing Office
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View of Leasing Office

View of Laundry Facility
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View of Playground

View of Playground -
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View of Basketball Court

View of Mail Center

Gill Group |
Page | 36



City Line Apartments
155 Mytilene Drive
Newport News, Virginia 23605

View of Typical Living Area

View of Typical Kitchen
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View of Typical Bedroom

View of Typical Bath
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View of ADA Parking

View of Parking Lot
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View of Street

View of Street
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View to the North

View to the South
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View to the East

View to the West
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Most market area tenants have blue collar occupations. According to the Claritas and Ribbon
Demographics, approximately 44.8 percent of the market area works in the service and laborer industries.

Parks and Recreational Opportunities

The City of Newport News Recreation Department offers numerous parks, recreation facilities and green
areas. The city is home to the Leeward Marina which offers both boating and fishing with several floating
docks, a full service fuel station, showers, picnic area with grills and fish cleaning station. The city is also
home to the Downing-Gross Cultural Arts Center, which offers several art galleries and programs.
Newport News Recreation Department also managers 37 parks located throughout the city, ranging in
size from 0.3 acres to over 7,000 acres. Activities and features found at these parks include an archery
range, camping, disc golf, fido field dog park, fishing and boating, gardens, geocaching, golf, hiking,
biking, jogging, picnicking, shelter rentals, playgrounds, skate park and sledding. The department also
offers several programs and classes for seniors, adults and children.

Government/Public Safety

According to the City of Newport News, the City of Newport News is administered by a Council-Mayor
form of government in which six citizens are elected from three districts, North Central and South, to
service on the City Council. The Mayor is elected at large. The City Council established the City’s public
policy through resolutions and ordinances, approves proposed programs, and controls the funding of
these programs. City Council is guided by the City Charter, as adopted and approved by the Virginia
General Assembly, and by its own rules of procedure, resolutions and ordinances. City Council also
makes decisions after obtaining input from citizens and staff. The City Manager, City Attorney and City
clerk are appointed by the City Council and department heads are appointed by the City Manager. As
chief administrative officer of the city, the City Manager oversees the work of all city departments and
offices, and administers the polices established by the City Council.

Utilities

Newport News Waterworks provides water service to the residents of the city. Electricity service is
provided by Dominion Virginia Power. Natural gas service is provided by Virginia Natural Gas. Basic
phone service is provided by AT&T.

Health Services

Mary Immaculate Hospital, Riverside Regional Medical Center, and Riverside Hospital are health care
and medical facilities located in Newport News that serve the residents of the city and the surrounding
area. Additional medical service facilities include the following: Hampton VA Medical Center, | & O
Medical Center, Warwick Boulevard Physicians, Denbigh Medical Center, Tidewater Medical Center and
City Center Medical Pavilion.

Transportation

Newport News is served by Interstate 664; U.S. Highway 17, 60 and 258; and State Highways 143, 152,
168, 169, 351 and 600. Newport News is home to the Newport News/Williamsburg International Airport.
Amtrak is available in the area for passenger rail service. Public transit is available Hampton Roads
Transit, which offers public transit via bus, light rail and ferry.
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According to AreaVibes, there are no defined neighborhoods in the City of Newport News. Therefore,
data for the city was utilized. In the city, approximately 626 per 100,000 residents are victims of a violent
crime annually, and approximately 2,039 per 100,000 residents are victims of a property crime each year.
The crime rate for the city is 60.1 percent higher than for the state, and 13.6 percent higher than for the
nation. The total number of crimes in the city has increased 17 percent within the past year, according to
AreaVibes. In the city, there is a 1 in 160 chance of being the victim of a violent crime and a 1 in 50
chance of being the victim of a property crime. The life cycle is generally in the stability stage. The crime
rate for the city is considered elevated. However, the subject property will have video surveillance, which
helps to offset any negative impact from crime. Therefore, there are no major adverse