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made an inspection of the area including competing properties and the proposed site in
Roanoke, Virginia. Further, the information contained in this report is true and accurate as
of February 2, 2022.
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Virginia Housing.

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

A. PURPOSE

The purpose of this report is to evaluate the market feasibility of a proposed Low-
Income Housing Tax Credit (LIHTC) project to be developed in Roanoke,
Virginia. This study was initiated by Ms. Samantha Brown of Community
Housing Partners and complies with the guidelines of Virginia Housing. This
study conforms to the standards adopted by the National Council of Housing
Market Analysts (NCHMA). These standards include the accepted definitions of
key terms used in market studies for affordable housing projects and model
content standards for the content of market studies for affordable housing
projects. 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
end users.

B. METHODOLOGIES

Methodologies used by Bowen National Research include the following:

e The Primary Market Area (PMA) generated for the proposed site is identified.
The Site PMA is generally described as the smallest geographic area expected
to generate most of the support for the proposed project. Site PMAs are not
defined by radius. The use of a radius is an ineffective approach because it
does not consider mobility patterns, changes in socioeconomic or
demographic character of neighborhoods or physical landmarks that might
impede development.

PMAs are established using a variety of factors that include, but are not
limited to:

e A detailed demographic and socioeconomic evaluation.

e Interviews with area planners, realtors and other individuals who are
familiar with area growth patterns.

e Adrive-time analysis to the site.

e Personal observations of the field analyst.

e An evaluation of existing housing supply characteristics and trends.

e A field survey of modern apartment developments is conducted. The intent
of the field survey is twofold. First, the field survey is used to measure the
overall strength of the apartment market. This is accomplished by an
evaluation of unit mix, vacancies, rent levels and overall quality of
product. The second purpose of the field survey is to establish those projects
that are most likely directly comparable to the subject property. The
information in this survey was collected through a variety of methods,
including phone surveys, in-person visits, email and fax. The contact person
for each property is listed in Section XII: Field Survey of Conventional
Rentals.
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e Two types of directly comparable properties are identified through the field
survey. They include other Section 42 LIHTC developments and market-rate
developments that offer unit and project amenities similar to the proposed
development. An in-depth evaluation of those two property types provides an
indication of the potential of the proposed development.

e Economic and demographic characteristics of the area are evaluated. An
economic evaluation includes an assessment of area employment
composition, income growth (particularly among the target market), building
statistics and area growth perceptions. The demographic evaluation uses the
most recently issued Census information, as well as projections that determine
what the characteristics of the market will be when the proposed project opens
and after it achieves a stabilized occupancy.

e Area building statistics and interviews with officials familiar with area
development provide identification of those properties that might be planned
or proposed for the area that will have an impact on the marketability of the
proposed development. Planned and proposed projects are always in different
stages of development. As a result, it is important to establish the likelihood
of construction, the timing of the project and its impact on the market and the
subject development.

e We conduct an analysis following Virginia Housing and NCHMA market
study guidelines of the subject project’s required capture of the number of
income-appropriate households within the Site PMA. This analysis is
conducted on a renter household level and a market capture rate is determined
for the subject development. This capture rate is compared with acceptable
capture rates for similar types of projects to determine whether the subject
development’s capture rate is achievable. In addition, Bowen National
Research also compares all existing and planned LIHTC housing within the
market to the number of income-appropriate households. The resulting
penetration rate is evaluated in conjunction with the project’s capture rate.

e Achievable market rent for the proposed subject development is determined.
Using a Rent Comparability Grid, the features of the proposed development
are compared item-by-item with the most comparable properties in the
market. Adjustments are made for each feature that differs from that of the
proposed subject development. These adjustments are then included with the
collected rent resulting in an achievable market rent for a unit comparable to
the proposed unit.

BOWEN NATIONAL RESEARCH




C. SOURCES

Bowen National Research uses various sources to gather and confirm data used
in each analysis. These sources include the following:

The 2000 and 2010 Census on Housing

American Community Survey

ESRI

Urban Decision Group (UDG)

Applied Geographic Solutions

U.S. Department of Labor

Management for each property included in the survey

Local planning and building officials

Local housing authority representatives

U.S. Department of Housing and Urban Development (HUD)

D. REPORT LIMITATIONS

The intent of this report is to collect and analyze significant levels of data to
forecast the market success of the subject property within an agreed to time
period. Bowen National Research relies on a variety of data sources to generate
this report. These data sources are not always verifiable; Bowen National
Research, however, makes a significant effort to assure accuracy. While this is
not always possible, we believe our effort provides an acceptable standard margin
of error. Bowen National Research is not responsible for errors or omissions in
the data provided by other sources.

The reported analyses, opinions and conclusions are limited only by the reported
assumptions and limiting conditions, and are our personal, unbiased professional
analyses, opinions and conclusions. We have no present or prospective interest
in the property that is the subject of this report and we have no personal interest
or bias with respect to the parties involved. Our compensation is not contingent
on an action or event (such as the approval of a loan) resulting from the analyses,
opinions, conclusions in or the use of this study.

Any reproduction or duplication of this report without the express approval of
Community Housing Partners or Bowen National Research is strictly prohibited.
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I1I. Executive Summar

Based on the findings contained in this report, it is our opinion that a market exists
for the development of the proposed King Street Roanoke rental community in
Roanoke, Virginia utilizing financing from the Low-Income Housing Tax Credit
(LIHTC) program. The following points support this conclusion:

Project Description

The subject project involves the new construction of the 71-unit King Street Roanoke
rental community at 3339 King Street Northeast in Roanoke, Virginia. The project
will target general-occupancy (family) households earning up to 40%, 50%, 60% and
80% of Area Median Household Income (AMHI) under the Low-Income Housing
Tax Credit (LIHTC) program. None of the units within the subject development will
receive project-based rental assistance. The entire proposed project is expected to be
completed in May of 2024, although some units will be completed and leased in
October 2023. Additional details of the subject project can be found in Section Il -
Project Description of this report.

Site Evaluation

The subject site is a 6.6-acre parcel of undeveloped land located at 3339 King Street
Northeast in the eastern portion of Roanoke, Virginia. The site is situated within an
established, mixed-use area of Roanoke, with many of the surrounding land uses
consisting of residential dwellings. Visibility of the subject site is considered limited
as views of the site will be obstructed from motorists traveling on both King Street
Northeast (west of site) and U.S. Highway 460 (north of site). However, the three-
story design of the subject project is also expected to contribute to the site’s overall
visibility, as it will be one of the tallest structures in the immediate area. Although a
detailed site plan was unavailable at the time of this report, it is anticipated that the
subject site’s entryway will be located along the western border of the site from the
roadway currently used as the entryway for Springtree Rehabilitation & Health Care
Center, or from Springtree Drive Northeast, both of which are lightly traveled
roadways. The light vehicular traffic experienced on these aforementioned roadways
is expected to allow for convenient ingress and egress. many community services are
located within 2.0 miles of the subject site, some of which are also within walking
distance of the site. The subject site’s proximity to major highways and arterial
roadways enhances accessibility to many community services. Overall, the site’s
surrounding land uses and proximity to services should positively contribute to its
marketability. Additional information regarding the subject site, surrounding land
uses and the proximity of community services is included in Section IV - Area
Analysis.
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Primary Market Area (PMA)

The Primary Market Area (PMA) is the geographical area from which most of the
support for the proposed development is expected to originate. The Roanoke Site
PMA includes northern and eastern portions of Roanoke, as well as Vinton and
southern portions of Hollins, Virginia. The boundaries of the Site PMA generally
include State Route 117 (Peters Creek Road Northwest), U.S. Highway 11 and
Roanoke County to the north; Roanoke County and Blue Ridge Parkway to the east;
Blue Ridge Parkway, Roanoke River and Roanoke limits to the south; and Interstate
581, U.S. Highway 460 (Orange Avenue Northwest), Cove Road Northwest,
Hershberger Road Northwest, Aviation Drive Northwest, Municipal Road
Northwest, State Route 118 (Airport Road Northwest) and State Route 117 (Peters
Creek Road Northwest) to the west. A justification of this market area and a map
illustrating the boundaries of the Site PMA can be found in Section 1V, beginning on
page 1V-10.

Demographic Trends

Both the population and household bases within the Roanoke Site PMA have been
increasing since 2000, a trend that is expected to continue through 2027. Specifically,
the population is projected to increase by 643 (0.9%) and households are projected to
increase by 227 (0.8%), between 2022 and 2027. In addition, the 25 to 64 age cohort,
which is expected to be the primary age cohort of potential renters at the general-
occupancy subject project, comprise 65.7% of all households in 2022. Although
renters are projected to decrease between 2022 and 2027, the more than 11,000
renters projected for 2027 illustrate that a significant base of support will exist for the
subject development. Based on the preceding analysis, a large base of renter
households will continue to exist in the market during this time period. Detailed
demographic trends are included in Section 1V, beginning on page 1V-11.

Economic Trends

The Roanoke economy generally experienced growth between 2011 and 2019.
However, beginning in 2020, the area was negatively impacted by the COVID-19
pandemic, which caused many area businesses to shut down in an attempt to mitigate
the spread of the coronavirus. During this time, the Roanoke employment base
declined by 2,515 jobs, or 5.3%, and its unemployment rate increased by nearly five
percentage points. Specifically, the monthly unemployment rate peaked at 13.0% in
April 2020 within the past 18-month period. On a positive note, the local economy
appears to be improving in 2021. Nonetheless, several of the businesses impacted
include those within the Retail Trade and Accommodation & Food Services sectors,
which provide lower wage paying positions. The subject site will provide a good
quality affordable housing option in an economy where lower-wage employees are
most vulnerable. Detailed economic trends are included in Section 1V, beginning on
page IV-15.
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Overall Rental Housing Market Conditions

We identified and personally surveyed 16 conventional housing projects containing
a total of 2,267 units within the Site PMA. This survey was conducted to establish
the overall strength of the rental market and to identify those properties most
comparable to the subject site. These rentals have a combined occupancy rate of
99.1%, an excellent rate for rental housing. Each rental housing segment surveyed is
summarized in the following table:

Prolects Total =~ Vacant Occupancy
Project Type Surveyed Units Units Rate

Market-rate 8 1,587 17 98.9%
Market-rate/Government-Subsidized 1 108 0 100.0%
Tax Credit 1 192 4 97.9%
Tax Credit/Government-Subsidized 3 162 0 100.0%
Government-Subsidized 3 218 0 100.0%

Total 16 2,267 21 99.1%

All rental housing segments surveyed are performing at a high level as each reports
an overall occupancy rate of 97.9% or higher. This is a clear indication of strong
demand for rental product of all types in this market.

Competitive Tax Credit Analysis

We identified and surveyed two properties that operate under the Tax Credit program
and offer non-subsidized Tax Credit units targeting general-occupancy (family)
households, similar to that proposed at the subject site. Considering these two
properties offer similar unit types targeting similar income levels, they are considered
comparable to the subject development and have been included in our comparable
analysis.

Due to the lack of comparable Tax Credit product surveyed in the Site PMA, we
identified and surveyed three additional rental communities that offer non-subsidized
Tax Credit units outside the Site PMA in the surrounding Roanoke, Salem and Cave
Spring, Virginia areas. These three projects located outside the Site PMA target
general-occupancy (family) households earning up to 60% of AMHI and are
considered comparable to the proposed project. Note that although Salem Commons
and Woodridge Apartments are located in areas that are slightly inferior to that of the
Site PMA, we have included these properties in our comparable analysis. These five
comparable properties and the subject site are summarized in the following table:
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Year Built/ Distance | Waiting

Project Name Renovated to Site List Target Market
Families; 40%, 50%, 60%
Site King Street Roanoke 2024 71 - - - & 80% AMHI
8-12 Families; 60% AMHI &
2 Afton Gardens 1967 / 2002 108 100.0% 4.0 Miles Months Sec 8
Families; 50% & 60%
13 Peters Creek I, I1, 111 1994 / 2015 192 97.9% 9.6 Miles None AMHI
903 Everett 1973/ 2006 404* 98.8% 9.5 Miles None Families; 60% AMHI
905 Salem Commons 1988/ 1999 88 100.0% 8.1 Miles 6 HH Families; 60% AMHI
906 Woodridge Apts. 197271992 48* 100.0% 6.7 Miles None Families; 60% AMHI

OCC. — Occupancy

HH - Households

*Tax Credit units only

900 Map IDs are located outside the Site PMA

The five comparable LIHTC projects have a combined occupancy rate of 98.9% and
two of the five properties maintain a waiting list for the next available unit. This is a
clear indication of high and pent-up demand within the market and region and the
development of the subject project will alleviate a portion of this pent-up demand.

The gross rents for the comparable projects and the proposed rents at the subject site,
as well as their unit mixes and vacancies by bedroom are listed in the following table:

Gross Rent/Percent of AMHI

(Number of Units/VVacancies)

Two- Three- Rent
Project Name : Br. Br Special

$706/40% (4) $815/40% (4)
$882/50% (14) $1,019/50% (14)
$1,059/60% (12) $1,223/60% (12)
Site King Street Roanoke - $1,237/80% (6) $1,460/80% (5) -
$1,057/60% (104/0)*
2 Afton Gardens - $1,206/60% (4/0) - None
$930/50% (66/1) $1,078/50% (30/1)
13 Peters Creek I, 11, 1l1 - $1,107/60% (66/1) $1,282/60% (30/1) None
$989/60% (56/0)
903 Everett $828-$841/60% (80/0) $1,006/60% (212/5) $1,156/60% (56/0) None
$847/60% (40/0)
905 Salem Commons - $877/60% (24/0) $1,001/60% (24/0) None
906 Woodridge Apts. $803/60% (29/0) $887/60% (14/0) $966/60% (5/0) None

900 Map IDs are located outside the Site PMA
*Subsidized; tenants of these units pay only a portion of their income towards rent and the rent reflected in the table
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The subject’s proposed gross rents targeting households earning up to 40%, 50% and
60% of AMHI are generally within the range of the rents being achieved at the
comparable LIHTC properties in the market and region targeting similar income
levels. In addition, given the high occupancy rates reported among the comparable
LIHTC properties, these established properties could likely achieve higher rents
without adversely impacting their occupancy levels. It is also worth noting that the
subject project will be at least 30 years newer than the original year built of the
comparable properties utilized in this analysis, although all have been renovated since
being built. As such, it is expected that the subject’s proposed gross LIHTC rents for
these income levels (40%, 50% and 60%) are considered achievable as proposed.

The subject’s proposed gross LIHTC rents at the 80% of AMHI income level are
higher than the rents being achieved at the comparable LIHTC properties, which is
to be expected when considering the higher income targeting level. Considering they
are only slightly higher than the 60% of AMHI rents being achieved at the
comparable LIHTC properties, they are considered appropriately positioned. This is
especially true when considering the market rent advantages that they represent, as
illustrated in Section VI.

Additionally, the subject project will be the only LIHTC rental community within the
market to offer units set aside at 40% and 80% of AMHI. This will also position the
subject at a market advantage, as it will provide an affordable rental housing
alternative to low- and moderate-income renters within the Roanoke Site PMA that
are currently underserved.

Comparable/Competitive Tax Credit Summary

The five comparable LIHTC projects have a combined occupancy rate of 98.9% and
two of the five properties maintain a waiting list for the next available unit. This is a
clear indication of high and pent-up demand within the market and region and the
development of the subject project will alleviate a portion of this pent-up demand.

The subject’s proposed gross rents targeting households earning up to 40%, 50% and
60% of AMHI are generally within the range of the rents being achieved at the
comparable LIHTC properties in the market and region targeting similar income
levels. As such, it is expected that the subject’s proposed gross LIHTC rents for these
income levels (40%, 50% and 60%) are considered achievable as proposed. The
subject’s proposed gross LIHTC rents at the 80% of AMHI income level are higher
than the rents being achieved at the comparable LIHTC properties, which is to be
expected when considering the higher income targeting level. Considering they are
only slightly higher than the 60% of AMHI rents being achieved at the comparable
LIHTC properties, they are considered appropriately positioned. In terms of overall
design, the subject project is expected to be very competitive, regarding unit size
(square feet), number of bathrooms, and amenities offered.
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Perception of Value

Based on HUD Rent Comparability Grids in Section VI, it was determined that the
present-day achievable market rents for units similar to the proposed subject
development are summarized as follows:

Bedroom Proposed Achievable Market Rent
Type Collected Rent | Market Rent Advantage
Two-Br. 40% $569 $1,400 59.4%
Two-Br. 50% $745 $1,400 46.8%
Two-Br. 60% $922 $1,400 34.1%
Two-Br. 80% $1,100 $1,400 21.4%
Three-Br. 40% $655 $1,650 60.3%
Three-Br. 50% $859 $1,650 47.9%
Three-Br. 60% $1,063 $1,650 35.6%
Three-Br. 80% $1,300 $1,650 21.2%

Typically, Tax Credit rents targeting households earning up to 60% of AMHI are set
at least 10.0% below market rent to ensure the property represents a value and has a
sufficient flow of prospective tenants within most markets. While units targeting
households at higher income levels such as 80% of AMHI often do not need to
represent a market rent advantage of 10.0% to be perceived a value, it is often
recommended that such units/rents represent around a 5.0% market rent advantage.

As detailed in the preceding table, the subject rents represent market rent advantages
ranging from 21.2% to 60.3%, depending upon unit type and income level. Thus, the
subject rents, even those at the higher 80% AMHI levels, will represent significant
values within the Roanoke Site PMA.

Capture Rate Estimates

The following is a summary of our demand calculations:

Demand Component

40% AMHI
($24,206-

$33,880) $42,350)

50% AMHI
($30,240-

60% AMHI
($36,309-
$50,820

80% AMHI
($42,411-

$67,760) ($24,206-$67,760)

Overall

Net Demand 855 451 165 136 1,308
Proposed Units 8 28 24 11 71
Proposed Units / Net Demand 8 /855 2817451 241165 11/136 71/1,308
Capture Rate =0.9% =6.2% =15.0% =8.1% =5.4%

Overall, the capture rates by targeted income level are considered low and easily
achievable, ranging from 0.9% to 15.0%. The overall LIHTC capture rate of 5.4% is
also considered very low and easily achievable, illustrating that a substantial base of
demographic support will exist for the subject development.
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Penetration Rate

The 294 existing and planned non-subsidized Tax Credit units in the market must
also be considered when evaluating the achievable penetration rate for the subject
development. Based on the same calculation process used for the subject site, the
income-eligible range for the existing, planned and subject Tax Credit units is
$24,206 to $67,760. Based on the Demographic Characteristics and Trends of
household incomes for the Site PMA, there will be a projected 4,581 renter
households with eligible incomes in 2024. The 365 existing and planned non-
subsidized Tax Credit units (including the subject site), represent a penetration rate
of 8.0% of the 4,581 income-eligible renter households, which is summarized in the
following table:

Number of LIHTC Units (Planned, Existing & Subject) 365

Income-Eligible Renter Households — 2024 /4,581
Overall Market Penetration Rate =8.0%

It is our opinion that the 8.0% penetration rate for the LIHTC units, existing, planned
and proposed subject, is very low and easily achievable.

Absorption Projections

Considering the facts contained in the market study, as well as the preceding factors,
and comparing them with other projects with similar characteristics in other markets,
we are able to establish absorption projections for the proposed subject development.
It is our opinion that the proposed 71 LIHTC units at the subject site will reach a
stabilized occupancy of 95.0% in approximately five to six months of opening. This
absorption period is based on an average monthly absorption rate of approximately
12 units per month.

These absorption projections assume a May 2024 opening date, although some units
will be completed October 2023. An earlier/later opening date may have a slowing
impact on the initial absorption of the subject project. Further, these absorption
projections assume that the project will be built as outlined in this report. Changes
to the project’s rents, amenities, floor plans, location or other features may invalidate
our findings. Finally, we assume the developer and/or management will aggressively
market the project throughout the Site PMA a few months in advance of its opening
and continue to monitor market conditions during the project’s initial lease-up period.
Note that Voucher support has also been considered in determining these absorption
projections and that these absorption projections may vary depending upon the
amount of VVoucher support the subject development receives.
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I11. Project Description

Project Name: King Street Roanoke

Location: 3339 King Street Northeast, Roanoke, Virginia 24012
Census Tract: 6.02

Target Market: Family

Construction Type: New Construction

Funding Source: LIHTC

The subject project involves the new construction of the 71-unit King Street Roanoke
rental community at 3339 King Street Northeast in Roanoke, Virginia. The project will
target general-occupancy (family) households earning up to 40%, 50%, 60% and 80% of
Area Median Household Income (AMHI) under the Low-Income Housing Tax Credit
(LIHTC) program. None of the units within the subject development will receive project-
based rental assistance. The entire proposed project is expected to be completed in May
of 2024, although some units will be completed and leased in October 2023. Additional
details of the subject development are summarized as follows:

Proposed Rents

Max. Allowable

Bedroom Square Collected Utility Gross LIHTC Gross
Type Baths Style Feet Rent Allowance Rent Rent
4 Two-Br. 2.0 Garden 956 40% $569 $137 $706 $706
14 Two-Br. 2.0 Garden 956 50% $745 $137 $882 $882
12 Two-Br. 2.0 Garden 956 60% $922 $137 $1,059 $1,059
6 Two-Br. 2.0 Garden 956 80% $1,100 $137 $1,237 $1,412
4 Three-Br. 2.0 Garden 1,121 40% $655 $160 $815 $815
14 Three-Br. 2.0 Garden 1,121 50% $859 $160 $1,019 $1,019
12 Three-Br. 2.0 Garden 1,121 60% $1,063 $160 $1,223 $1,223
5 Three-Br. 2.0 Garden 1,121 80% $1,300 $160 $1,460 $1,631
71 Total
Source: Community Housing Partners
AMHI - Area Median Household Income (Roanoke, VA HUD Metro FMR Area; 2021)
Residential Buildings: | Three (3) three-story buildings Original Year Built: | Not Applicable
Building Style: | Walk-up Construction Start: | 2023
Community Space: | Integrated throughout Begin Preleasing: | October 2023
Acres: | 6.6 Construction End: | May 2024

e Washer/Dryer Hookups
¢ Central Air Conditioning
e Walk-In Closet

o Electric Range
o Refrigerator
e Dishwasher

Unit Amenities

e Composite Flooring
e Window Blinds
e Patio/Balcony/Sunroom

¢ Business/Computer Center
¢ On-Site Management
e Surface Parking Lot (110 Spaces)

o Bike Racks/Storage
e Common Area Wi-Fi
e CCTV/Cameras

Community Amenities

e Clubhouse/Community Room
¢ Playground

BOWEN NATIONAL RESEARCH
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Heat Hot Water Cooking General Electric | Cold Water Sewer Trash
Ellille Te“ar?t Te“ar?t Te“ar?t Tenant Tenant Tenant Landlord
ource Electric Electric Electric

FLOOR AND SITE PLAN REVIEW:

Floor and site plans were not available for review at the time this market study was
issued. However, an in-depth analysis of comparable Tax Credit and market-rate

housing projects has been completed and the proposed unit designs are considered

appropriate for the market. The proposed development will offer marketable unit

sizes, based on square footage, as well as in-unit washer/dryer connections,

dishwashers, walk-in closets and various community spaces that are considered
desirable to the targeted population. Overall, we believe the subject site will be
appropriately positioned within the Roanoke market, assuming the floorplans are
marketable.

A state map, an area map and a site neighborhood map are on the following pages.
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IV. Area Analysis

A. SITE DESCRIPTION AND EVALUATION

1. LOCATION

The subject site is a 6.6-acre parcel of undeveloped land located at 3339
King Street Northeast in the eastern portion of Roanoke, Virginia. Located
within Roanoke, the site is approximately 40.0 miles east of Blacksburg,
Virginia and 53.0 miles west of Lynchburg, Virginia. The site was visited
during the week of January 31, 2022.

2. SURROUNDING LAND USES

The subject site is situated within an established, mixed-use area in the
eastern portion of Roanoke. Surrounding land uses primarily consist of
retail land uses and residential dwellings. Adjacent land uses are detailed as
follows:

The northern boundary is defined by Springtree Drive
Northeast, a residential roadway with light traffic. A shopping
center, a single-family home, and retail establishments
situated along U.S. Highway 460, a moderately traveled
arterial roadway, extend farther north of the site.

The eastern boundary is defined by a tree line and single-
family homes in fair to good condition. Single-family homes
and wooded land extend east of the site to Parkway Church on
the Mountain.

The southern boundary is defined by Springtree Rehabilitation
& Health Care Center. Wooded land and residential dwellings
in fair to good condition extend farther south of the site.

The western boundary is defined by the entryway for
Springtree Rehabilitation & Health Care Center. Wooded land
extends west of the site, followed by Glade Creek (Map ID 9)
and Hickory Woods Apartments (Map ID 10), market-rate
properties in good condition. Undeveloped land extends west
of the site along U.S. Highway 460.

The subject site is situated within an established, mixed-use area of eastern
Roanoke and is considered conducive to residential housing. Notably, the
proximity to community services, dining options, retail shopping, and
arterial roadways will likely contribute to the marketability of the subject
site. The existing residential and retail structures within the immediate site
neighborhood were observed to be in good condition and are not expected
to adversely impact the overall marketability of the proposed subject site.
Photographs of the site can be found in Section X of this report.
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3. VISIBILITY AND ACCESS

Visibility of the subject site is considered limited as views of the site will
be obstructed from motorists traveling on both King Street Northeast (west
of site) and U.S. Highway 460 (north of site). However, the three-story
design of the subject project is also expected to contribute to the site’s
overall visibility, as it will be one of the tallest structures in the immediate
area. Promotional signage placed along King Street Northeast and/or U.S.
Highway 460 would significantly enhance the overall visibility of the
subject site. Overall, visibility is considered fair.

Although a detailed site plan was unavailable at the time of this report, it is
anticipated that the subject site’s entryway will be located along the western
border of the site from the roadway currently used as the entryway for
Springtree Rehabilitation & Health Care Center, or from Springtree Drive
Northeast, both of which are lightly traveled roadways. The light vehicular
traffic experienced on these aforementioned roadways is expected to allow
for convenient ingress and egress. In addition to being conveniently
accessed, the subject site is also within proximity of area arterial roadways,
as U.S. Highway 460 and Interstate 581 are both accessed within
approximately 3.0 miles of the site. Public transportation is also offered
throughout the area via Valley Metro and the nearest bus stop is located 0.3
miles west of the site, along U.S. Highway 460. The availability of
affordable public transportation within walking distance of the subject site
is considered beneficial to the targeted low-income population at the site.
Overall, accessibility of the site is considered good.

4. PROXIMITY TO COMMUNITY SERVICES AND INFRASTRUCTURE

The site is served by the community services detailed in the following table:

Driving Distance
Community Services Name From Site (miles)

Major Highways U.S. Highway 460 0.3 West
Interstate 581 3.3 Southwest
Public Bus Stop Valley Metro 0.3 West
Major Employers/ Cooper Industries 1.2 North
Employment Centers Advance Auto Parts Distribution Center 1.5 North
Walmart Supercenter 2.4 Northeast
Carilion Roanoke Memorial Hospital 5.3 Southwest
Convenience Store BP/Apple Market 0.3 Northwest
Exxon/Food Mart 1.0 Northeast
BP 1.1 Southeast
Grocery Kroger 1.5 Northeast
Walmart Supercenter 2.4 Northeast
Food Lion 4.7 Northwest
Discount Department Store Dollar Tree 0.4 Northwest
Dollar General 1.5 Southwest
Walmart Supercenter 2.4 Northeast
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(Continued)

Driving Distance

Community Services Name

Shopping Center/Mall

Shopping Center with Planet Fitness
Market Square East
Orange Plaza Shopping Center

From Site (miles)
0.2 West
0.5 Northeast
1.5 Southwest

Schools:

Elementary Fallon Park Elementary 3.1 Southwest
Middle/Junior High John P. Fishwick Middle 3.8 Southwest

High William Fleming High 7.1 West
Hospital Carilion Roanoke Memorial Hospital 5.3 Southwest

Police Vinton Police 2.0 South
Fire Roanoke Fire Station #14 0.9 Southwest

Post Office U.S. Post Office 1.9 South

Bank BB&T Bank 0.5 North

Wells Fargo Bank 0.5 North

SunTrust Bank 0.7 North

Recreational/Gym Facilities

Planet Fitness
Big Lick Crossfit
Bonsack Recreation Center

0.3 Northwest
2.2 Northeast
2.7 Northeast

Gas Station BP/Apple Market 0.3 Northwest
Exxon/Food Mart 1.0 Northeast
BP 1.1 Southeast
Pharmacy Kroger Pharmacy 1.5 Northeast
Walmart Pharmacy 2.4 Northeast
CVS 2.7 South
Restaurant Waffle House 0.3 Northwest
Denny’s 0.3 Northwest
Pho Saigon 0.5 Northwest
Day Care Honey Tree Early Learning Center 0.7 North
Creative Kids Child Care Center 1.0 North
Children Castle Early Learning 1.1 Northeast
Community Center Keystone Community Center 2.8 Southwest
Presbyterian Community Center 3.3 Southwest
Church Parkway House of Prayer 0.5 South
Parkway Church on the Mountain 0.8 Northeast
Library Vinton Public Library 2.0 South
Park Vinyard Park West 1.0 South
Fallon Park 3.0 Southwest

As the preceding table illustrates, many community services are located
within 2.0 miles of the subject site, some of which are also within walking
distance of the site. Notably, a BP (gas station), Apple Market (convenience
store), BB&T Bank, Kroger (grocery store and pharmacy), Creative Kids
Child Care Center, Pho Saigon (restaurant), Dollar Tree, and Vinyard Park
West are all located within 2.0 miles of the subject site. The subject site’s
proximity to major highways and arterial roadways enhances accessibility
to many community services. It is also of note that the Valley Metro
provides fixed-route public transportation offering affordable transportation
services throughout Roanoke, with the nearest bus stop being located 0.3
miles west of the site.
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Public safety services are provided by the Vinton Police Department,
located 2.0 miles south of the site and Roanoke Fire Station #14, located 0.9
miles southwest of the subject site. The nearest full-service hospital is the
Carilion Roanoke Memorial Hospital located 5.3 miles southwest of the
site, which offers a full range of services including emergency services.
Overall, the subject site’s proximity to community services is expected to
positively contribute to its overall marketability.

5. OVERALL SITE EVALUATION

The subject site is a 6.6-acre parcel of undeveloped land located at 3339
King Street Northeast in the eastern portion of Roanoke, Virginia. The site
is situated within an established, mixed-use area of Roanoke, with many of
the surrounding land uses consisting of residential dwellings. Visibility of
the subject site is considered limited as views of the site will be obstructed
from motorists traveling on both King Street Northeast (west of site) and
U.S. Highway 460 (north of site). However, the three-story design of the
subject project is also expected to contribute to the site’s overall visibility,
as it will be one of the tallest structures in the immediate area. Although a
detailed site plan was unavailable at the time of this report, it is anticipated
that the subject site’s entryway will be located along the western border of
the site from the roadway currently used as the entryway for Springtree
Rehabilitation & Health Care Center, or from Springtree Drive Northeast,
both of which are lightly traveled roadways. The light vehicular traffic
experienced on these aforementioned roadways is expected to allow for
convenient ingress and egress. many community services are located within
2.0 miles of the subject site, some of which are also within walking distance
of the site. The subject site’s proximity to major highways and arterial
roadways enhances accessibility to many community services. Overall, the
site’s surrounding land uses and proximity to services should positively
contribute to its marketability.

6. CRIME ISSUES

The primary source for Crime Risk data is the FBI Uniform Crime Report
(UCR). The FBI collects data from each of roughly 16,000 separate law
enforcement jurisdictions across the country and compiles this data into the
UCR. The most recent update showed an overall coverage rate of 95% of
all jurisdictions nationwide with a coverage rate of 97% of all jurisdictions
in metropolitan areas.

Applied Geographic Solutions uses the UCR at the jurisdictional level to
model each of the seven crime types at other levels of geography. Risk
indexes are standardized based on the national average. A Risk Index value
of 100 for a particular risk indicates that, for the area, the relative probability
of the risk is consistent with the average probability of that risk across the
United States.
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It should be noted that aggregate indexes for total crime, personal crime and
property crime are not weighted, and murder is no more significant
statistically in these indexes than petty theft. Thus, caution should be
exercised when using them.

Total crime risk (153) for the Site ZIP Code is above the national average
with an overall personal crime index of 72 and a property crime index of
166. Total crime risk (164) for Roanoke City is above the national average
with indexes for personal and property crime of 98 and 175, respectively.

Crime Risk Index

Site ZIP Code ‘ Roanoke

Total Crime 153 164
Personal Crime 72 98
Murder 110 222
Rape 97 98
Robbery 59 97
Assault 73 96
Property Crime 166 175
Burglary 89 111
Larceny 196 199
Motor Vehicle Theft 87 112

Source: Applied Geographic Solutions

The crime risk index within the site’s ZIP Code (153) is similar to that of
Roanoke City (164) and both are above that of the nation (100). However,
the perception of crime within the immediate area has not had an adverse
impact on marketability, as evidenced by the high occupancy rates reported
among the three properties near the subject site (Christian Village of
Western Virginia, Glade Creek and Hickory Woods Apartments). In
addition, the subject site includes amenities such as on-site management and
security cameras, features which likely enhance the perception of safety at
the property. Overall, it is not anticipated that the elevated crime rate within
the neighborhood will have a significant adverse impact on the site’s
marketability.

Maps illustrating the location of community services and crime risk are on
the following pages.
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B. PRIMARY MARKET AREA DELINEATION

The Primary Market Area (PMA) is the geographical area from which most of
the support for the proposed development is expected to originate. The
Roanoke Site PMA was determined through interviews with area leasing and
the personal observations of our analysts. The personal observations of our
analysts include physical and/or socioeconomic differences in the market and a
demographic analysis of the area households and population.

The Roanoke Site PMA includes northern and eastern portions of Roanoke, as
well as Vinton and southern portions of Hollins, Virginia. The boundaries of
the Site PMA generally include State Route 117 (Peters Creek Road
Northwest), U.S. Highway 11 and Roanoke County to the north; Roanoke
County and Blue Ridge Parkway to the east; Blue Ridge Parkway, Roanoke
River and Roanoke limits to the south; and Interstate 581, U.S. Highway 460
(Orange Avenue Northwest), Cove Road Northwest, Hershberger Road
Northwest, Aviation Drive Northwest, Municipal Road Northwest, State Route
118 (Airport Road Northwest) and State Route 117 (Peters Creek Road
Northwest) to the west.

e Sherry Blackwell is the Assistant Property Manager at Afton Garden
Apartments (Map ID 2), a Tax Credit and government-subsidized
community in the Roanoke Site PMA. Ms. Blackwell agreed with the map
showing the boundaries of the PMA as where the majority of support
originates for this property. Additionally, she stated that it would be likely
that renters would relocate from other areas within the Site PMA to the
proposed site location in Roanoke for new construction affordable rental
product such as that proposed at the site.

e Dolly White is the Property Manager at Peters Creek I, Il and 111 (Map ID
13), a comparable Tax Credit community in the Roanoke Site PMA. Ms.
White confirmed the boundaries of the Roanoke Site PMA, stating that a
new Tax Credit property at the site’s location would likely receive a large
portion of its support from within the boundaries of the Site PMA.

A small portion of support may originate from some of the outlying areas of the
Site PMA and suburban communities in the area; we have not, however,
considered any secondary market area in this report.

A map delineating the boundaries of the Site PMA is included on the following
page.
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Population

C. DEMOGRAPHIC CHARACTERISTICS AND TRENDS

1. POPULATION TRENDS

The Site PMA population bases for 2000, 2010, 2022 (estimated) and 2027
(projected) are summarized as follows:

Year

2000 2010 2022 2027
(Census) (Census) (Estimated) (Projected)
Population 64,271 68,302 70,103 70,746
Population Change - 4,031 1,801 643
Percent Change - 6.3% 2.6% 0.9%

Source: 2000, 2010 Census; ESRI; Urban Decision Group; Bowen National Research

The Roanoke Site PMA population base increased by 4,031 between 2000
and 2010. This represents a 6.3% increase over the 2000 population, or an
annual rate of 0.6%. Between 2010 and 2022, the population increased by
1,801, or 2.6%. It is projected that the population will increase by 643, or

0.9%, between 2022 and 2027.

The Site PMA population bases by age are summarized as follows:

2010 (Census)

2022 (Estimated)

IO )

Change 2022-2027

by Age Number | Percent  Number Percent | Number  Percent Number | Percent
19 & Under 17,024 24.9% 16,379 23.4% 16,668 23.6% 289 1.8%
20 to 24 4,164 6.1% 3,825 5.5% 3,753 5.3% -72 -1.9%
2510 34 9,258 13.6% 9,128 13.0% 8,578 12.1% -550 -6.0%
35to 44 9,175 13.4% 9,153 13.1% 9,284 13.1% 131 1.4%
45 to 54 9,791 14.3% 8,758 12.5% 8,659 12.2% -99 -1.1%
55 to 64 8,555 12.5% 9,009 12.9% 8,619 12.2% -390 -4.3%
65 to 74 5,180 7.6% 7,689 11.0% 7,938 11.2% 249 3.2%
75 & Over 5,155 7.5% 6,162 8.8% 7,247 10.2% 1,085 17.6%
Total 68,302 100.0% 70,103 100.0% 70,746 100.0% 643 0.9%

Source: 2010 Census; ESRI; Urban Decision Group; Bowen National Research

As the preceding table illustrates, over 51% of the population is expected to
be between 25 and 64 years old in 2022. This age group is the primary group
of potential support for the subject site and will likely represent a significant
number of the tenants.
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2. HOUSEHOLD TRENDS

Household trends within the Roanoke Site PMA are summarized as follows:

Year
2000 2010 2022 2027
(Census) (Census) (Estimated) (Projected)
Households 27,162 28,380 28,922 29,149
Household Change - 1,218 542 227
Percent Change - 4.5% 1.9% 0.8%
Household Size 2.37 241 2.37 2.37

Source: 2000, 2010 Census; ESRI; Urban Decision Group; Bowen National Research

Households

Within the Roanoke Site PMA, households increased by 1,218 (4.5%)
between 2000 and 2010. Between 2010 and 2022, households increased by
542 or 1.9%. By 2027, there will be 29,149 households, an increase of 227
households, or 0.8% over 2022 levels. This is an increase of approximately
45 households annually over the next five years.

The Site PMA household bases by age are summarized as follows:

2010 (Census)

2022 (Estimated) |

2027 (Projected)

Change 2022-2027

by Age Number | Percent  Number Percent | Number  Percent Number | Percent
Under 25 1,229 4.3% 1,081 3.7% 1,142 3.9% 61 5.6%
2510 34 4,364 15.4% 4,175 14.4% 3,899 13.4% -276 -6.6%
35to 44 4,936 17.4% 4,773 16.5% 4,798 16.5% 25 0.5%
451t0 54 5,557 19.6% 4,734 16.4% 4,662 16.0% -72 -1.5%
55 to 64 5,305 18.7% 5,320 18.4% 5,040 17.3% -280 -5.3%
65 to 74 3,395 12.0% 4,815 16.6% 4,925 16.9% 110 2.3%
75 to 84 2,547 9.0% 2,725 9.4% 3,171 10.9% 446 16.4%
85 & Over 1,047 3.7% 1,300 4.5% 1,513 5.2% 213 16.4%
Total 28,380 100.0% 28,922 100.0% 29,149 100.0% 227 0.8%

Source: 2010 Census; ESRI; Urban Decision Group; Bowen National Research

As previously discussed, the primary age group of potential renter support
for the subject project is expected to be the 25 to 64 age group. Notably, this
age cohort is estimated to comprise 65.7% of all households in 2022.

Households by tenure are distributed as follows:

2010 (Census) \

2022 (Estimated)

] 2027 (Projected)

Tenure Number Percent Number Percent Number Percent
Owner-Occupied 17,838 62.9% 17,587 60.8% 18,065 62.0%
Renter-Occupied 10,542 37.1% 11,335 39.2% 11,084 38.0%

Total 28,380 100.0% 28,921 100.0% 29,148 100.0%

Source: 2010 Census; ESRI; Urban Decision Group; Bowen National Research

In 2022, homeowners occupied 60.8% of all occupied housing units, while
the remaining 39.2% were occupied by renters. Although renters are
projected to decrease between 2022 and 2027, the more than 11,000 renters
projected for 2027 illustrate that a significant base of support will exist for
the subject development.
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The household sizes by tenure within the Site PMA, based on the 2022

estimates and 2027 projections, were distributed as follows:

2022 (Estimated)

2027 (Projected)

Change 2022-2027

Persons Per Renter Household

Households Percent Households = Percent Households Percent
1 Person 4,969 43.8% 4,889 44.1% -79 -1.6%
2 Persons 3,215 28.4% 3,142 28.4% -73 -2.3%
3 Persons 1,343 11.8% 1,255 11.3% -88 -6.6%
4 Persons 910 8.0% 875 7.9% -35 -3.8%
5 Persons+ 899 7.9% 923 8.3% 24 2.7%
Total 11,335 100.0% 11,084 100.0% -251 -2.2%

Source: 2010 Census; ESRI; Urban Decision Group; Bowen National Research

2022 (Estimated)

2027 (Projected)

Change 2022-2027

Persons Per Owner Household Households Percent Households ~ Percent Households | Percent
1 Person 5,525 31.4% 5,644 31.2% 119 2.2%
2 Persons 6,886 39.2% 7,079 39.2% 193 2.8%
3 Persons 2,375 13.5% 2,385 13.2% 10 0.4%
4 Persons 1,650 9.4% 1,708 9.5% 58 3.5%
5 Persons+ 1,150 6.5% 1,253 6.9% 103 8.9%
Total 17,587 100.0% 18,069 100.0% 482 2.7%

Source: 2010 Census; ESRI; Urban Decision Group; Bowen National Research

The two- and three-bedroom units proposed at the subject site are expected
to generally house up to five-person households. As such, the subject project
will be able to accommodate virtually all renter households in the market,

based on household size.

The distribution of households by income within the Roanoke Site PMA is
summarized as follows:

Household 2010 (Census) 2022 (Estimated) 2027 (Projected)
Income Households Percent Percent
Less Than $10,000 2,842 10.0% 2,223 7.7% 1,919 6.6%
$10,000 to $19,999 3,852 13.6% 3,716 12.8% 3,332 11.4%
$20,000 to $29,999 4,150 14.6% 3,106 10.7% 2,921 10.0%
$30,000 to $39,999 3,848 13.6% 2,354 8.1% 2,110 7.2%
$40,000 to $49,999 3,215 11.3% 2,689 9.3% 2,656 9.1%
$50,000 to $59,999 2,497 8.8% 2,986 10.3% 2,995 10.3%
$60,000 to $74,999 2,903 10.2% 2,961 10.2% 3,025 10.4%
$75,000 to $99,999 3,039 10.7% 3,385 11.7% 3,807 13.1%
$100,000 to $124,999 1,019 3.6% 2,593 9.0% 3,073 10.5%
$125,000 to $149,999 629 2.2% 1,228 4.2% 1,289 4.4%
$150,000 to $199,999 233 0.8% 941 3.3% 1,143 3.9%
$200,000 & Over 153 0.5% 739 2.6% 882 3.0%
Total 28,380 100.0% 28,922 100.0% 29,153 100.0%
Median Income $38,695 $51,246 $55,468
Source: 2010 Census; ESRI; Urban Decision Group; Bowen National Research
In 2010, the median household income was $38,695. This increased by
32.4% to $51,246 in 2022. By 2027, it is projected that the median
household income will be $55,468, an increase of 8.2% over 2022.
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The following tables illustrate renter household income by household size
for 2010, 2022 and 2027 for the Roanoke Site PMA:

Renter 2010 (Census)
Households 1-Person 2-Person 3-Person 4-Person  5-Person+
Less Than $10,000 808 478 228 150 118 1,782
$10,000 to $19,999 1,093 553 264 173 136 2,219
$20,000 to $29,999 887 520 248 163 128 1,946
$30,000 to $39,999 623 427 204 134 105 1,494
$40,000 to $49,999 472 321 153 101 79 1,126
$50,000 to $59,999 248 173 83 54 43 600
$60,000 to $74,999 273 212 101 66 52 704
$75,000 to $99,999 178 143 68 45 35 470
$100,000 to $124,999 39 33 16 10 8 106
$125,000 to $149,999 25 20 9 6 5 65
$150,000 to $199,999 6 6 3 2 1 18
$200,000 & Over 4 3 2 1 1 11
Total 4,657 2,889 1,380 906 711 10,542

Source: ESRI; Urban Decision Group

Renter 2022 (Estimated)
Households 1-Person 2-Person 3-Person | 4-Person | 5-Person+
Less Than $10,000 655 373 156 105 104 1,393
$10,000 to $19,999 1,107 591 247 167 165 2,278
$20,000 to $29,999 843 437 183 124 122 1,709
$30,000 to $39,999 483 306 128 87 85 1,088
$40,000 to $49,999 480 325 136 92 91 1,123
$50,000 to $59,999 358 302 126 85 84 956
$60,000 to $74,999 382 286 119 81 80 947
$75,000 to $99,999 303 269 112 76 75 836
$100,000 to $124,999 165 156 65 44 44 473
$125,000 to $149,999 78 73 30 21 20 223
$150,000 to $199,999 63 55 23 16 16 173
$200,000 & Over 50 43 18 12 12 135
Total 4,969 3,215 1,343 910 899 11,335

Source: ESRI; Urban Decision Group

Renter 2027 (Projected)
Households 1-Person 2-Person 3-Person 4-Person  5-Person+ Total
Less Than $10,000 531 299 119 83 88 1,120
$10,000 to $19,999 953 520 208 145 153 1,979
$20,000 to $29,999 826 410 163 114 120 1,633
$30,000 to $39,999 457 281 112 78 83 1,012
$40,000 to $49,999 514 329 131 91 96 1,162
$50,000 to $59,999 332 284 113 79 83 892
$60,000 to $74,999 377 266 106 74 78 901
$75,000 to $99,999 351 295 118 82 87 933
$100,000 to $124,999 248 218 87 61 64 678
$125,000 to $149,999 106 91 37 25 27 286
$150,000 to $199,999 108 85 34 24 25 275
$200,000 & Over 85 65 26 18 19 213
Total 4,889 3,142 1,255 875 923 11,084

Source: ESRI; Urban Decision Group
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Data from the preceding tables is used in our demand estimates.

Demographic Summary

Both the population and household bases within the Roanoke Site PMA
have been increasing since 2000, a trend that is expected to continue through
2027. Specifically, the population is projected to increase by 643 (0.9%)
and households are projected to increase by 227 (0.8%), between 2022 and
2027. In addition, the 25 to 64 age cohort, which is expected to be the
primary age cohort of potential renters at the general-occupancy subject
project, comprise 65.7% of all households in 2022. Although renters are
projected to decrease between 2022 and 2027, the more than 11,000 renters
projected for 2027 illustrate that a significant base of support will exist for
the subject development. Based on the preceding analysis, a large base of
renter households will continue to exist in the market during this time
period.

D. LOCAL ECONOMIC PROFILE AND ANALYSIS

1. LABOR FORCE PROFILE

The labor force within the Roanoke Site PMA is based primarily in three
sectors. Retail Trade (which comprises 19.1%), Health Care & Social
Assistance and Accommodation & Food Services comprise over 40% of the
Site PMA labor force. Employment in the Roanoke Site PMA, as of 2022,
was distributed as follows:

NAICS Group Establishments = Percent = Employees Percent  E.P.E.
Agriculture, Forestry, Fishing & Hunting 2 0.1% 31 0.1% 155
Mining 0 0.0% 1 0.0% 0.0
Utilities 2 0.1% 187 0.5% 93.5
Construction 148 6.6% 3,218 9.2% 21.7
Manufacturing 79 3.5% 2,986 8.5% 37.8
Wholesale Trade 91 4.1% 2,147 6.1% 23.6
Retail Trade 442 19.7% 6,726 19.1% 15.2
Transportation & Warehousing 79 3.5% 1,787 5.1% 22.6
Information 49 2.2% 848 2.4% 17.3
Finance & Insurance 126 5.6% 1,015 2.9% 8.1
Real Estate & Rental & Leasing 100 4.5% 454 1.3% 4.5
Professional, Scientific & Technical Services 125 5.6% 942 2.7% 7.5
Management of Companies & Enterprises 0 0.0% 0 0.0% 0.0
Administrative, Support, Waste Management & Remediation Services 71 3.2% 608 1.7% 8.6
Educational Services 42 1.9% 1,684 4.8% 40.1
Health Care & Social Assistance 144 6.4% 3,726 10.6% 25.9
Arts, Entertainment & Recreation 43 1.9% 647 1.8% 15.0
Accommodation & Food Services 184 8.2% 3,698 10.5% 20.1
Other Services (Except Public Administration) 377 16.8% 3,066 8.7% 8.1
Public Administration 59 2.6% 1,322 3.8% 22.4
Nonclassifiable 76 3.4% 62 0.2% 0.8
Total 2,239 100.0% 35,155 100.0% 15.7

Source: 2010 Census; ESRI; Urban Decision Group; Bowen National Research

E.P.E. - Average Employees Per Establishment

Note: Since this survey is conducted of establishments and not of residents, some employees may not live within the Site PMA. These employees, however,
are included in our labor force calculations because their places of employment are located within the Site PMA.
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Employment by Industry

Retail Trade-19.1%
= Health Care & Social Assistance-10.6%
Accommodation & Food Services-10.5%
= Construction-9.2%
Other Services (Except Public Administration)-8.7%
= Manufacturing-8.5%
Wholesale Trade-6.1%
= Transportation & Warehousing-5.1%
Educational Services-4.8%
= Public Administration-3.8%

= Other Industry Groups-13.6%

Typical wages by job category for the Roanoke Metropolitan Statistical
Area (MSA) are compared with those of Virginia in the following table:

Typical Wage by Occupation Type

Occupation Type ' Roanoke MSA  Virginia
Management Occupations $111,450 $142,170
Business and Financial Occupations $67,760 $88,480
Computer and Mathematical Occupations $78,670 $107,130
Architecture and Engineering Occupations $79,460 $94,480
Community and Social Service Occupations $48,430 $53,450
Art, Design, Entertainment and Sports Medicine Occupations $53,740 $65,300
Healthcare Practitioners and Technical Occupations $85,310 $84,620
Healthcare Support Occupations $28,890 $30,330
Protective Service Occupations $42,540 $50,600
Food Preparation and Serving Related Occupations $23,860 $25,950
Building and Grounds Cleaning and Maintenance Occupations $27,840 $31,480
Personal Care and Service Occupations $29,090 $31,230
Sales and Related Occupations $41,650 $45,750
Office and Administrative Support Occupations $37,920 $42,870
Construction and Extraction Occupations $40,840 $48,430
Installation, Maintenance and Repair Occupations $46,820 $53,610
Production Occupations $39,010 $41,270
Transportation and Moving Occupations $36,140 $39,160

Source: U.S. Department of Labor, Bureau of Statistics

Most annual blue-collar salaries range from $23,860 to $53,740 within the
Roanoke MSA. White-collar jobs, such as those related to professional
positions, management and medicine, have an average salary of $84,530. It
is important to note that most occupational types within the Roanoke MSA
have slightly lower typical wages than Virginia's typical wages. The area
employment base has a significant number of income-appropriate
households from which the proposed subject project will be able to draw
renter support.
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The ten largest employers within the city of Roanoke are summarized as

follows:
Total

Employer Name Business Type Employed

Carilion Clinic Health Care 10,000+
Wells Fargo Bank Banking 1,000-2,999
HCA Health System Health Care 1,000-2,999
Kroger Regional Headquarters and Retail 1,000-2,999
Walmart Retail 1,000-2,999
Advance Auto Retail and Office 1,000-2,999
Ply Gem Windows Manufacturing 1,000-2,999
WestRock Manufacturing (Paperboard) 1,000-2,999
UPS Logistics 1,000-2,999
Altec Industries Manufacturing (Transportation Equipment) 1,000-2,999

Source: Roanoke Economic Development (2019)

Despite multiple attempts, area economic development representatives were
unwilling/unable to comment on the current status of the local economy.
The following, however, are summaries of some recent and notable
economic development activity within the Roanoke area based on our
research at the time of this analysis:

e Carilion Clinic announced the expansion of Roanoke Memorial
Hospital in May 2019. Plans call for the construction of two new
buildings for emergency care, cardiovascular care, and behavioral
health, as well as the demolition of the former behavioral health building
to construct a new parking garage and pedestrian skyway. Construction
of the $300 million project is currently underway and is estimated to be
completed by 2025.

e Lowe’s plans to build a 60,000 square-foot warehouse and distribution
center in Roanoke County’s Valley TechPark. Cherney Development is
overseeing the construction of the facility, which is expected to begin in
spring of 2022 and be completed within a year. The $11 million
development is expected to create 70 new jobs.

e In 2016, the Western Virginia Regional Industrial Facility Authority
purchased 111 acres on Wood Haven Road near Interstates 581 and 81
in Roanoke to develop into the Wood Haven Technology Park. The
industrial park will be municipally owned and developed. Construction
of the first phase of the development, a 54-acre pad, was completed in
fall of 2021. No further information was available at the time of our
research.
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In December 2021, the Virginia Tech Corporate Research Center
announced partnerships Johnson & Johnson and with Montgomery
County, the City of Roanoke, and Carilion Clinic to construction new
shared lab facilities. The $1.1 million project is partially funded through
GO Virginia and will cover the construction of a turnkey facility with
25 wet and dry lab spaces, with later plans to build a larger facility in
Roanoke. No construction timeline for either project was available at
the time of our research.

Groundbreaking for the new Vistar Eye Center in Roanoke took place
in July of 2021. Located at 6125 Airport Road, the 26,355 square-foot
medical facility will offer surgical as well as routine eye care.
Construction is expected to be completed in 2022.

In December 2021, LewisGale Medical Center in Salem announced
plans to construct a new neonatal intensive care unit. Construction of
the facility is estimated to begin in early 2022 and possibly be completed
by the end of 2022.

COVID Vaccination Rates:

The following table summarizes COVID-19 vaccination rates by age group
for Roanoke City as of February 4, 2022:
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Vaccination Rates (Roanoke City — 02/04/2022)

Age Group ~ Vaccination Rate
5t011 43.4%
1210 17 47.7%
18 to 64 49.4%
65+ 64.2%
Fully Vaccinated with Booster (All Eligible Ages) 9.2%

Source: Centers for Disease Control
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Project Name

Infrastructure:

Infrastructure Projects

Scope of Work

Status

Investment

Roanoke: Reconstruction of interchange at Route
220 and Route 419 (Electric Road) to create a

Preliminary engineering

RZOZUSED%?/ Diverging Diamond Interchange (DDI); Sidewalk | underway; construction ECD $17.5 million
and bicycle lane construction, and traffic light 2024
changes
Valley Metro Bus Roanoke: Construction of new public transit Groundbreaking took place in $17.3 million

Station

facility on Salem Avenue

September 2021; ECD 2023

Plantation Road

Roanoke: Multi-use path construction along
Plantation Road (Route 115) from Williamson
Road (Route 11) to Interstate 81, including

Phase | comple