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Brian L. Staub

Chief Financial Officer

Marlyn Development Corporation
308 3% Street, Suite 101
Virginia Beach, VA 23451

Dear Mr. Staub,

Please find attached our full-narrative market analysis prepared in support of the
proposed construction of Heights at Brady Square |, located on the south side of Brady Street,
north of Drake Street, and east of Lynhaven Avenue in the Southside area of the City of
Richmond, Virginia, just east of U.S. Route 1. The development is proposed for financing under
the Low-Income Housing Tax Credit (LIHTC) program through the allocation of 9 % tax credits
administered by Virginia Housing. This report has been prepared for submission to Virginia
Housing and complies with the agencyds mar ket stu

Heights at Brady Square | is planned as a newly constructed, generatoccupancy, income-
restricted rental community consisting of 66 one -, two-, and three-bedroom apartment units. All
units will be restricted to households earning no more than 60% of Area M edian Income (AMI),
as defined by HUD -published income limits adjusted for household size.

Based on the Virginia Housing demand methodology applied and summarized in the
report, net demand for additional rental units at up to 60% of AMI within the defined market
area is estimated at 462 units. The proposed 6&init community would capture an esti mated 14.3
percent of this net demand.

Taken together, the supply and demand analysis demonstrates sufficient market support
for the proposed development as currently planned. Please do not hesitate to contact us should
you require any additional information or clarification.

Sincerely,
H el jo/ a(ﬂ/%
Ariel Goldring, President
S. Patz & Associates, Inc.
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Introduction

The following full -narrative market study evaluates the feasibility of the Heights at Brady
Square |, a proposed affordable, generatoccupancy rental community in the Southside area of
the City of Richmond, Virginia. The proposed development consists of new construction and will
include 66 one-, two-, and three-bedroom apartment units. The site encompasses approximately
4.95 acres and is located on the south side of Brady Street, north of Drake Street, and east of

Lynhaven Avenue, just east of U.S. Route 1.

Upon completion, Heights at Brady Square | will operate as a general-occupancy, income-
restricted rental community with no age restrictions. All units will be restricted to households
earning up to 60% of Area Median Income (AMI), as defined by applicable HUD income limits
by household size, and rents will be set in accordance with LIHTC program requirements. This
phase will seek an allocation of 9% Low -Income Housing Tax Credits (LIHTC) from Virginia

Housing.

The development represents one phase of a planned fourphase Brady Square
community, which was partially constructed but not completed due to financial shortfalls
incurred by the prior development team. The overall project is structured with a combined 9%
and 4% LIHTC financing. Construction activity has stalled; however, Marlyn Development plans
to assume control of the project and complete the remaining phases. The restart and completion

schedule is contingent upon financing approval, closing timelines, and construction mobilization.

Based on conservative assumptions regarding financing closure, restart timing, and
construction pacing, Certificates of Occupancy are projected to begin in early 2027, with full
buildout of the community anticipated by June 2027. S. Patz & Associates condwted a site
inspection of the subject property on February 24, 2026, which is the effective date of the physical

conditions described in this report.
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This market study has been prepared in accordance with Virginia Housing market study
guidelines for LIHTC developments and follows a full -narrative format commonly used for

underwriting and allocation review . The report is organized into six sections, summarized below:

A Section I: Site Setting and Description: This section describes the physical characteristics
of the approximately 4.95-acre development site and its surrounding land uses within the
southern part of the City of Richmond. It evaluates zoning, access, availability of public
utilities, and proximity to transportation corridors, public transit, medical facilities,
schools, and retail amenities.

A Section II: Proposed Development Program : This section summarizes the proposed
development program for the Heights at Brady Square |, including the unit mix, unit sizes,
proposed rents, income restrictions, and gross rents relative to HUD maximum allowable
limits. It also describes the site plan, building configuration, parking supply, architectural
character, and amenity package

A Section 1ll: Market Area Definition: This section defines the Primary Market Area,
consisting of portions of the Southside area of the City of Richmond. A Secondary Market
Area, defined as the Richmond, Virginia Metropolitan Statistical Area (MSA), is included
for abroader economic context only. Households from the Secondary Market Area are not
included in the quantitative demand analysis in order to maintain a conservative estimate
of market support .

A Section IV: Market Area Economic Overview : This section examines economic
conditions within the market area, including employment by place of work, labor force
trends, wage levels, commuting times, major employers, publicly announced job activity,
and WARN notices.

A Section V: Competitive Apartment Market Analysis:  This section analyzes demographic
trends with a focus on renter households, including population and household
projections, tenure characteristics, and income-qualified demand. It also evaluates the
supply of comparable affordable rental communities, exclu ding properties with deep
rental subsidies or program structures that are not directly comparable, to assess
achievable rents, occupancy conditions, and competitive positioning .

A Section VI: Market Study Conclusions: This final section integrates demographic trends,
competitive supply conditions, and demand estimates to evaluate overall market support
for the Heights at Brady Square L It includes a review of the development pipeline,
penetration and capture rate analyses, a net demand calculation, and final conclusions
regarding project feasibility and anticipated absorption performance .
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Executive Summary

Marlyn Development Corporation has retained S. Patz & Associates to conduct a market
feasibility analysis for the Heights at Brady Square |, a proposed 66unit income -restricted family

rental community located in the City of Richmond, Virginia.

Table 1 summarizes the proposed unit mix, sizes, and rents for the Heights at Brady
Square |. The development will include 13 one-bedroom units, 40 two-bedroom units, and 13
three-bedroom units, all restricted to households earning up to 60% of Area Median Income
(AMI). Unit sizes will be 583 square feet for one-bedroom units, 788 square feet for two-bedroom
units, and 934 to 939 square feet for threebedroom units. Proposed monthly rents are $1,110 for
one-bedroom units, $1,327 for two-bedroom units, and $1,440 for threebedroom units, equivalent
to approximately $1.53 to $1.90 per square foot, depending on unit type. Rents exclude utilities

and include in -unit washers and dryers.

Table 1: Proposed Unit Characteristic®d The Heights at Brady Square |

Number of Units Restrictions Square Feet Rent® Rent per Square Foot
1BRABA 13 60% of AMI 583 $1,110 $1.90
2BR/1.5BA 40 60% of AMI 788 $1,327 $1.68

3BR/2BA 13 60% of AMI 934939 $1,440 $1.53%$1.54
Total 66

1 Rentexcludes utilitiesIncludes washer and dryer.
Source:Marlyn Development Corporation

Based on research conducted by S. Patz & Associates, the following conclusions

summarize the findings of this market analysis:

A Site Location Assessment: The Heights at Brady Square | is planned for an approximately
4.95acre site on the south side of Brady Street, north of Drake Street, and east of Lynhaven
Avenue in the Southside area of the City of Richmond, approximately four miles south of
Downtown Richmond. The surrounding area consists primarily of established residential
neighborhoods and apartment communities, including both market -rate and income-
restricted developments. The site is located near U.S. Route 1 with convenient access to
Interstate 95, providing connectivity to major employment areas throughout the
Richmond region. Retail, services, and community facilities are located along the nearby
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U.S. Route 1 corridor, and several GRTC bus stops are located within walking distance
along Bellemeade Road and U.S. Route 1. Overall, the site offers good accessibility,
proximity to services and employment, and compatibility with surrounding residential
land uses, supporting its suitability for the proposed multifamily development.

A Economic Assessment: The City of Ri chmondds |l abor mar k
pandemic-related losses and continued to expand in recent years. Atplace employment
increased from 158,794 jobs in 2019 to 165,947 jobs in 2024, representing a net gain of 7,153
positions. Resident employment also grew during this period, increasing from 122,325 to
126,903 workers, while the labor force expanded from 126,125 to 131,163. The
unemployment rate remained low at 3.2 percent in 2024. More recent monthly data
suggest contnued growth into 2025, with at -place employment reaching approximately
168,417 jobs as of June. Major employment sectors include health care, government,
professional services, and finance, reflecting
center that supports stable housing demand. A review of recent WARN notices identified
several firm-level layoffs; however, their scale remains modest relative to broader
employment growth and does not materially alter overall labor market conditions.

A Demographic Assessment: The market area has experienced continued population and
household growth, trends that are projected to persist through the forecast period. Renter
households represent a growing share of the market, accounting for an estimated 66.6
percent of all households by 2026. Within the target income band, renter households
earning up to 60% of AMI are projected to decline modestly from 4,576 households in 2026
to 4,413 households in 2031, reflecting a gradual shift in renter incomes rather than a
reduction in overa Il rental demand. Evidence of affordability pressure remains significant,
as 41.6 percent of renter households spend more than 35 percent of their income on
housing costs and 6.5 percent reside in substandard housing, supporting continued
demand for income -restricted rental housing within the market are a.

A Competitive Apartment Assessment : The competitive market consists of 17 LIHTC
apartment communities totaling 2,544 units, of which 1,708 units are restricted at 60% of
AMI and represent the primary competitive segment for the proposed development.
Excluding a recently opened property still in initial lease-up, 85 of the remaining 1,688
stabilized 60% of AMI units were vacant at the time of the survey, reflecting a vacancy
rate of approximately 5.0 percent. This level is consistent with the upper end of the 3 to 5
percent range typically associated with stabilized affordable rental housing. A majority of
vacancies are concentrated within older properties constructed between the 1940s and
1980s, where turnover and physical obsolescence contribute to somewhat ligher vacancy
levels. More recently developed LIHTC communities generally report strong occupancy
and, in several cases, maintain active waitlists, supporting the conclusion that demand for
income-restricted rental housing at the 60% of AMI level remains stable within the market
area.
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A Pipeline Apartment Assessment : The development pipeline within the market area
includes 16 planned or under-construction affordable rental communities totaling 1,971
units, of which 1,476 units are considered directly competitive with the proposed
development. Directly competitive units are those without project-based vouchers,
restricted at 60% of AMI, and offering comparable bedroom configurations. Planned
supply is heavily concentrated at the 60% of AMI level, accounting for 1,623 units, or
approximately 82 percent of the total pipeline. The pipeline also includes limited numbers
of units at deeper affordability levels and a smaller number supported by project -based
vouchers, which operate under different leasing and rent structures and therefore
represent less direct competition for the proposed development .

A Penetration Rate Assessment: The penetration analysis estimates 4,413 incomeeligible
renter households in the target income range of $44,400 to $68,100. When compared with
the combined inventory of existing competitive units (1,708), proposed competitive units
(1,476), and The Heighs at Brady Square | (66), the resulting penetration rate is 73.6
percent. This estimate is conservative, as it assumes full overlap among all comparable
units and does not account for demand from households moving into the mark et area,
homeowners who may shift to renting, larger households that may be drawn to the
pr oj e c tbédsoom tbwnleoase units, or households currently living in overcrowded
or otherwise unsuitable housing. In addition, several mature LIHTC properties re port
rents below most 60% of AMI units and are therefore likely serving some lower -income
househol ds, which reduces effective overlap wi

A Net Demand, Capture Rate, and Absorption Assessment : Using the Virginia Housing
demand methodology, S. Patz & Associates estimates total demand of 2,037 units at 60%
of AMI and deducts 1,575 units of supply, yielding net demand of 462 units. Based on this
net demand, the Hei ght s reptese® aneedtijnated qaptarerate | 6 s 66
of 14.3 percent. The development is projected to achieve absorption over approximately
six months, assuming an average leaseup pace of roughly 11 units per month .

Based on the analyses and assumptions presented in this report, no material weaknesses
have been identified that would warrant program modifications at this time, and the
development is considered feasible as proposed. Construction and leaseup of the Heights at
Brady Square |is not expected to materially affect existing competitive communities, provided
the project is executed as proposed and leasaip performance aligns with the absorption

assumptions described above.
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Section |: Site Setting and Description

This section provides an overview of the study site and its surrounding context. It
describes the propertyds physical characteristics
discussion also evaluates accessibility, including proximity to public tra nsit, schools, retail
services, and medical facilities, as these factors influence residential desirability and

marketability.

[.1: Site Description

Map A illustrates the location of the Heights at Brady Square |. The site consists of an
irregularly shaped 4.95-acre parcel situated on the south side of Brady Street, north of Drake
Street, and east of LynhavenAvenue. The property is located approximately midway between
u. S. Route 1 to the west and I nterstate 95 to th
approximately four miles south of Downtown Richmond. The site is located just off Jefferson
Davis Highway, providing convenient access to retail, services, transit, and major transportation

routes, while its setback from the corridor creates a quieter residential environment.

The surrounding area includes a mix of older residential neighborhoods and light
commercial uses. Nearby multifamily communities include James River Villas and Graystone
Place Apartments, along with a substantial number of single-f a mi I y h o me ssgardehre pr oj e
style layout, modest building heights, and residential -scale setbacks are consistent with
surrounding development and support compatibility with the established neighborhood

character.

Map A also shows that the site is adjacent to three additional phases of the Heights at
Brady Square community, each comprising 66 units with similar garden -style designs and
targeted to income-qualified households earning up to 60% of AMI. Upon completion, these
phases are expected to function as a coordinatedaffordable housing community with a consistent

design, income targeting, and management approach.
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The Heights at Brady Square | represents one phase of a planned fourphase development
that was partially constructed but not completed due to financial shortfalls under the prior
development team. The overall Brady Square project is structured with both 9 % and 4% Low -
Income Housing Tax Credit (LIHTC) financing. Construction activity has stalled; however,

Marlyn Development plans to assume control of the project and complete the remaining phases.

Based on conservative assumptions regarding financing closure, restart timing, and
construction pacing, Certificates of Occupancy are projected to begin in early 2027, and full

buildout of the community is projected by June 2027.
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Map A & The Heights at Brady Square Location

The following aerial image provides a north -oriented view of the study site and
surrounding development. The image shows that construction activity has occurred across

portions of the Heights at Brady Square community, although progress has stopped. With the
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exception of ABC Supply Co., Inc. (Note 1) a building materials supplier specializing in roofing,
windows, and siding, adjacent properties consist primarily of residential apartment

development.

Immediately west of the site, across Lynhaven Avenue, is James River Villas(Note 2) a
224unit market -rate apartment community originally built in 1947 and renovated in 2005. The
property includes a mix of 21 one-bedroom units, 182 two-bedroom units, and 21 three-bedroom
units, all configured with a single bathroom in single -story townh ome-style buildings. At the time
of the field survey, property management reported the community as fully occupied, which is

consistent with stable rental demand in the imm ediate area.

North of Heights at Brady Square, on the north side of Bellemeade Road, is Graystone
Place Apartments (Note 3) a 135unit Low -Income Housing Tax Credit (LIHTC) community built
in 1987 and renovated in 2024. The property comprises 20 onébedroom units and 115 two-
bedroom units, all restricted to households earning up to 60 percent of the Area Median Income
(AMI). Units are designed in a townhome-style configuration similar to other nearby affordable

communities, reflecting t family-aricrdea afferdableshousind. i s h e d

South of the study site, at 2510 Lynhaven Avenue, is Lynhaven Ridge (Note 4) a 5Cunit
affordable housing development currently under construction and approximately 30 percent
complete. The project includes a range of income targets, with five units supported by project -
based rental assistance through Richmond Behavioral Health Authority, five units at 30% of AMI,
16 units at 50% of AMI, six units at 60% of AMI, and 18 units at 80% of AMI, qualifying the
development for Low -Income Housing Tax Credit financing. The development comprises a
single three-story building with elevator service and a brick-and-fiber-cement exterior. Planned

common area amenities include a multipurpose room and a laundry facility.

The presence of multiple established residential neighborhoods, along with a
concentration of existing apartment communities, including income -restricted properties, reflects

a long-standing pattern of moderate -density residential use in the immediate area. This

MARKET ANALYSTSHE HEIGHTS AT BRADY SQURREHMONDVA PAGHE?2OF110
S. PATZ & ASSOCIATES, WWW.SPATZANDASSOCIATES.GO8#421-8101 CONTACT@SPATZANDASSOCIATES.COM

pa


http://www.spatzandassociates.com/

established residential context, combined with convenient access to major transportation
corridors and proximity to employment centers, supports the s i t e 6 s don addittobal | i t vy

multifamily development that is consistent with surrounding land uses and neighborhood

character.

Shown below are photographs of the study site taken from adjacent public streets. The

images show that construction had begun and was partially underway before work was halted.
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Eastern View of Study Site from Lynhaven Avenue

Eastern View of Study Site from Lynhaven Avenue
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[.2: Site Setting

Map B illustrates the site setting for Heights at Brady Square and its relationship to the

surrounding transportation network and nearby land uses.

Bellemeade Road forms the northern edge of the broader Brady Square development area.
This four-lane roadway extends between U.S. Route 1 to the west and Commerce Road to the
east. In the immediate vicinity of the site and toward the west, Bellemeade Road primarily serves
residential uses, including Graystone Place Apartments, an affordable housing community
located directly north of the study site. Farther east (Note 1) the character of the corridor
transitions to light industrial uses along Commerce Road, where tenants include Sonoco

Products, Leete Tire and Auto Center, Sandu Truck and Trailer Repair, and Xpress Diesel Repair.

Lynhaven Avenue defines the western boundary of the study site and runs north -south
between Webber Avenue and Summer Hill Avenue. With the exception of Oak Grove Elementary
School and the Bellemeade Community Center near its northern terminus, the corridor is almost
entirely residential in character. The roadway provides access to James River Villas, Graystone
Place Apartments, and several established singlefamily neighborhoods, reinforcing the

residential setting of the immediate area.

U.S. Route 1 is located approximately two-tenths of a mile west of the Heights at Brady
Square. This major north-south arterial provides convenient regional access, and the nearest
access points to Interstate 95 are located approximately three to three andone-half miles north
and south of the site. | nt er sdowhttranspdriation corridorh e  r e g i«
providing direct access to many of the Richmond al
the Southside location of the site, 195 alows efficient travel to Downtown Richmond and the
Manchester area to the north, as well as to major employment nodes along the 95 corridor,
including industrial and distribution centers in southern Chesterfield County, the Route 288

interchange area, ard logistics facilities serving the regional and interstate freight network.
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The Route 1 corridor also provides direct access to the Manchester aregNote 2)and to
Hull Street, a major eastwest route that connects directly to Downtown Richmond (Note 3) These
corridors provide access to major employment, retail, and service concentrations that support the

areads residenti al base.

Major employment centers located south of Manchester and along the U.S. Route 1
corridor include the Richmond , VA Medical Center (Note 4)and the Broad Rock Industrial Park
(Note 5) The Richmond VA Medical Center is a regional health care facility with approximately
400 beds and more than 3,000 employees, providing a wide range of medical services, including
specialized national referral programs. The Broad Rock Industrial Park is a mature employment
center home to manufacturing, distribution, and service businesses, including International
Paper, United Scrap Metal, ABC Supply Co., Dominion Packaging, Evergreen Packaging, and
Old Dominion Freight Line. The park is largely developed, with limited undeveloped acreage

remaining .

In summary, the study site is situated within a stable residential neighborhood with
strong regional accessibility and proximity to major employment centers. Access to U.S. Route 1
and Interstate 95 supports efficient commuting throughout the Richmond regi on, and recent
investment and redevelopment in Manchester and Downtown have contributed to broader
economic growth across the Southside submarket. Together, these factors support continued

demand for workforce and affordable rental housing in the area .
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Public transportation in the Richmond area is provided by the Greater Richmond Transit

Company (GRTC), the primary fixed -route bus system serving the City of Richmond and portions

of surrounding counties. The system operates an extensive network of local bus routes and the

high-frequency Pulse Bus Rapid Transit (BRT) service along the Broad Street corridor.

Local routes generally operate seven days a week, with service beginning in the early

morning and continuing into the evening hours, although schedules vary by route. GRTC buses

are accessible to persons with disabilities and equipped with bicycle racks, providing an

important mobility option for residents without access to a personal vehicle. GRTC currently
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operates under a zerofare policy, with funding secured through fiscal year 2026 (ending June 30,

2026); continuation beyond that date remains subject to future funding decisions.

Map C presents GRTC routes and stops in the vicinity of Heights at Brady Square. Several
bus stops are located within walking distance of the site, with the closest stops situated along
Bellemeade Road and the nearby U.S. Route 1 corridor. These routes provide ennections to
Downtown Richmond, the Manchester area, and major employment centers along U.S. Route 1,
as well as retail and service destinations and transfer points that allow access to the broader

regional transit network.

The presence of multiple nearby transit stops enhances access to employment, shopping,
medical services, and other daily needs, improving mobility options for households without
reliable access to a personal vehicle. This level of transit access supportshe site® suitability for

households that rely on public transportation .

MARKET ANALYSTSHE HEIGHTS AT BRADY SQURREHMONDVA PAGHES8OF110
S. PATZ & ASSOCIATES, WWW.SPATZANDASSOCIATES.G0B#21-8101 CONTACT@SPATZANDASSOCIATES.COM


http://www.spatzandassociates.com/

= = 4
N % | GRTC Existing Service - GRTC Bus Stops
| BELLEMEADE "‘\ 3
2 ““‘ %, o ]
|© A
g ‘QO O GRTC Existing Service - GRTC Routes
s Sun vl . roridae—O—
| \ % » %
i TS 1 » ?2 £ Heights at Brady Square
, o . =0 4 B Phase (9%)
o ( Warwick Ave fo) WarelgkAxe
‘ ‘ { By Phase Il (4%)
e Afton Ave ‘ Afton Ave By Phase 11 (9%)
D
o s ——— s i Phase IV (4%)
%,O: .é;ll;r-‘:;ndt—?«i‘r* —
I8 :
‘:b.?“‘ Brady St 3 o
S ¢ g
= \ O g_
2 1 2
1l ¢ "
o 1} z 1l
ay : g
| ;} %ﬁ
W Cw.)k 11 concord Ave Concord Ave y —é’:
QO Lumkin Ave Lumkin Ave \\ 2 N
‘ e Cheatham St f _;_
‘ k- 3 <
et i P < \\\
Map C 0 The Heights at Brady Square Proximity to Public Transit

|.2.b: Public and Commercial Facilities

The following summarizes key public and commercial facilities accessible to future
residents of the Heights at Brady Square.

A Medical Care : The closest hospital to the study site is Richmond VA Medical Center (Note
1), located at 1201 Broad Rock Boulevardapproximately 2.5 miles west of the site. This
400-bed facility provides primary, secondary, and tertiary care, including services in
medicine, surgery, neurology, rehabilitation, spinal cord injury treatment, skilled nursing
care, and palliative care. In addition to the VA facility, VCU Medical Center is located
approximately five miles north of Heights at Brady Square at 1213 E. Clay Street. This 865
bed academic medical center serves as

a region
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Level | Trauma Center, offering more than 200 specialty services. Together, these facilities
provide access to a full range of hospital and specialty care within a short travel distance.

A Community Facilities : The nearest post office is located at 2101 Hopkins RoadNote 2)
approximately 2.6 miles west of the study site, and provides standard postal services. Fire
Station 21 (Note 3) located approximately one mile west of the site at 2505 Jefferson Davis
Highway, is staffed by career personnel and provides fire protection and emergency
response services. The Broad Rock Branch of the Richmond Public Library(Note 4)
located approximately 3.1 miles southwest at 4820 Old Warwick Road, offers library
services, educational resources, and community programming.

A Education: Students residing at Heights at Brady Square would be zoned for Oak Grove
Elementary School (Note 5) located approximately 0.6 miles north of the site at 2409
Webber Avenue; Thomas C. Boushall Middle School (Note 6) located 3.1 miles southwest
at 3400 Hopkins Road; and Richmond High School for the Arts (Note 7) located
approximately 4.1 miles northwest at 4314 Crutchfield Street. While the se schoolsare not
within walking distance, students would be served by Richmond Public Schools bus
transportation, c onsistent with typical school access patterns within the City of Richmond .

A Shopping : The closest grocery option is Big Apple Supermarket (Note 8) located less than
one mile west of the site at 2916 Jefferson Davis Highway. Additional shopping areas
include the Roses Expressanchored Southside Plaza Shopping Center(Note 9)at 6040
West Southside Plaza; the Shoppers World and SaveA-Lot-anchored Circle Plaza (Note
10) at 4258527 E. Belt Boulevard; the Walmart Neighborhood Market-anchored
Meadowbrook Plaza (Note 11)at 5610 Hopkins Road; and the Food Lion-anchored
Meadowdale Plaza (Note 12)at 395M4152 Meadowdale Boulevard. These centers provide
access to grocery stores, discount retailers, pharmacies, and everyday services within a
short drive of the site.

Map D illustrates the locations of public and commercial facilities serving future residents

of Heights at Brady Square, demonstrating access to essential services within the Southside

Ri chmond area and surrounding nei gh bides dorovenigrg .

access to health care, schools, shopping, and community services that support daily household

needs.
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Section Il: Proposed Development Program

This section provides an overview of the proposed development program for the Heights
at Brady Square |, including the planned unit mix, site layout, and key design characteristics. It
summarizes the number, size, and configuration of units, along with proposed rents. The section
also describes the overall site plan, highlighting building placement, parking areas, open space,

and access points to illustrate how the project will relate to surrounding land uses.

This section also includes architectural renderings and representative floor plans to
illustrate the project & design character, scale, and spatial organization. Together, these materials
establish the physical context for evaluating the property & market positioning and feasibility in

later sections of this report.

II.1: Proposed Unit Characteristics

Table 2 summarizes the proposed unit mix, unit sizes, income restrictions, and rents for
the Heights at Brady Square |. The development will include 66 income -restricted rental units, all

restricted to households earning up to 60% of AMI .

The unit mix will consist of 13 one -bedroom, one-bathroom units, 40 two -bedroom, one-
and-one-half-bathroom units, and 13 three-bedroom, two -bathroom units. One-bedroom units
will be approximately 583 square feet and are proposed at $1,110 per month, oabout $1.90 per
square foot. Two-bedroom units will be approximately 788 square feet and are proposed at $1,327
per month, or about $1.68 per square foot. Threebedroom units will range from approximately
934 to 939 square feet and are proposed at $1,440 penonth, equal to approximately $1.53 to $1.54

per square foot, depending on unit size.

Overall, the rent per square foot declines as unit size increases,consistent with typical
pricing patterns in multifamily rental housing. Proposed rents exclude utilities and include an in -

unit washer and dryer in each apartment.
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Table 2: Proposed Unit Characteristicsd The Heights at Brady Square |

Number of Units Restrictions Square Feet Rent! Rent per Square Foot
1BR/1IBA 13 60% of AMI 583 $1,110 $1.90
2BR/1.5BA 40 60% of AMI 788 $1,327 $1.68
3BR/2BA 13 60% of AMI 934939 $1,440 $1.53$1.54
Total 66

1 Rentexcludes utilitiesIncludes washer and dryer.
Source:Marlyn Development Corporation

II.1.a: HUD Maximum Allowable Rent Comparison

Table 3 shows gross rents for the proposed apartment units, calculated by adding a Utility
Allowance (UA) to the proposed net rents for the income -restricted units. The UA was prepared
specifically for the sponsor and reflects unit sizes, building configuration, and the use of energy -
efficient HVAC systems and appliances. The apartment buildings are expected to meet Virginia
Housing energy-efficiency guidelines, which are reflected in the resulting utility cost

assumptions.

Gross rents are evaluated against the U.S. Department of Housing and Urban
Development (HUD) maximum allowable gross rent limits, which set the highest permissible
combined rent and tenant-paid utility costs for income -restricted units. These limits are tied to
the Richmond, VA HUD Metro FMR Area and vary by unit size to account for differences in

household composition and typical utility usage.

As shown in Table 3, the proposed gross rents, inclusive of the calculated utility
all owance, remai n b e bllowableHytdEs Gents aomss ialmunimtypes. This
relationship confirms that the proposed rent structure complies with applicable affordability

requirements and provides a reasonable margin below regulatory thresholds.
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Table 3: HUD Maximum Allowable Rent Comparisond
The Heights at Brady Squarel

HUD Maximum

The Heights at Brady Squarel Allowable Rent

Net Rent  Utility Allowance  Gross Rent

OneBedroom (60% of AMI) $1,110 $43 $1,153 $1,277
Two-Bedroom (60% of AMI) $1,327 $55 $1,382 $1,533
ThreeBedroom (60% of AMI) $1,440 $67 $1,507 $1,770

Source: U.S. Department of Housing and Urban Development (HUD);
Marlyn Development Corporation

[1.2: Site Plan Overview

The site plan for the Heights at Brady Square | is shown below. Phase | will include 66
apartment units across 11 newly constructed townhome garden-style residential buildings, along

with a centrally located community building and a multipurpose play area for residents

The overall site plan also identifies three future phases, each planned to add 66 apartment
units in a mix of townhome and garden -style configurations. At full buildout, the entire
community will include 264 apartment units and 356 parking spaces, resulting in an overall

parking ratio of approximately 1. 35spaces per unit.

Planned community amenities include a community building with an accessible leasing
of fice, fitness center, and resident |l ounge with
a multipurpose field and play area. These amenities are designed to meet typical resident needs
and support t he ¢ ommTheidéevgldpment fwill ppurdue BartheCtaft Gold
certification, incorporating green building features to improve energy efficiency, support indoor

environmental quality, and enhance long -term operational durability .
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I1.3: Building Renderings and Elevations

Shown next are renderings and elevations of the typical residential buildings and

community clubhouse at the Heights at Brady Square I.

The townhome buildings are designed as two -story residential structures arranged in a

row configuration, with individual units placed side by side within a shared building form. The

elevations depict repeating unit sections with regularly spaced windows, i ndividual front

entrances, and pitched rooflines with multiple gabled segments that break up the overall building

mass. Exterior materials include brick veneer and fiber -cement siding accents, creating visual

variation along the facade while maintaining materials selected for durability and reduced long -

term maintenance needs.The overall design resembles a series of attached homes rather than a

single large structure, providing a residential appearance consistent with traditional townhome

development patterns.
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The garden buildings are shown as two -story apartment buildings with a rectangular
footprint and pitched roof configuration. The elevations illustrate a consistent pattern of windows
and entry areas distributed along the building facade. Exterior materials include b rick veneer
combined with fiber -cement siding accents, providing both durability and visual variation. The
building mass is visually divided by modest changes to wall planes, window groupings, and
vertical architectural elements, thereby reducingt he st ructur edsTheaqvealr ent I
design reflects a traditional garden-style apartment building format accommodating multiple

units within a single structure.

The clubhouse building is designed as a community structure serving as the shared
amenity space for residents. The architectural style is consistent with the residential buildings in
the development, incorporating similar materials such as brick veneer, fi ber-cement siding, and
a pitched roof to maintain a cohesive architectural character across the property. The elevations
depict a residential-scale building with a defined primary entrance and multiple windows that
allow natural light into interior spaces. The clubhouse wil ser ve as the communi t)

gathering spaceand is designed to visually integrate with the surrounding residential buildings.

Townhome Renderings
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Garden Renderings

Renderings of Community Building
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[1.4: Building Floor Plans

Shown below are typical building floor plans for the Heights at Brady Square |. The
development will include a mix of garden buildings and townhome -style residential buildings
distributed throughout the site, providing a variety of housing configurations within the overall

community.

The garden buildings are designed as two-story residential structures containing multiple
apartment units within a shared building footprint. These buildings accommodate single -level
apartment units on each floor and are organized to provide direct access from common
circulation areas to individual units . The overall building configuration reflects a traditional low -

rise, garden-style multifamily design commonly used in residential developments.

In addition to the garden buildings, the development will include townhome -style
buildings arranged in a row configuration. These buildings contain two -level residential units,
providing a townhouse -style living arrangement within the development. The combination of
garden buildings and townhome -style buildings introduces architectural variety across the site

while providing multiple housing formats within the community.
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I1.5:  Apartment Unit Floor Plans

Shown below are typical unit floor plans for the Heights at Brady Square |. The
development will offer a mix of garden and townhome -style apartments, including one -, two-,
and three-bedroom floor plans designed to accommodate a range of household sizes within the

Richmond market area.

The garden units provide single -level apartment layouts within the two -story buildings,
combining living, dining, and kitchen areas with bedrooms and bathrooms within compact and
functional floor plans. All one -bedroom flats will include one full bathroom, while two -bedroom
flats will include one -and-one-half bathrooms, and three-bedroom flats will include two

bathrooms.

All townhome units will be designed as two -level residences, including the one-bedroom
floor plans. The one-bedroom townhome units will place the kitchen, living area, and in -unit
washer and dryer on the ground floor, while the bedroom and full bathroom wi Il be located on
the second floor. The two-bedroom townhome units will include the kitchen, living area, washer
and dryer, and a half bathroom on the ground floor, with both bedrooms and a full bathroom
located on the upper level. The three-bedroom townhom e units will follow a similar
configuration, with the kitchen, living area, and washer and dryer on the ground floor, and all

three bedrooms and both bathrooms located on the upper level.

All apartment units will include an in -unit washer and dryer, along with a standard
package of residential amenities. Kitchens will feature energy -efficient appliances, including an
electric range, microwave, refrigerator, dishwasher, and garbage disposal. Additional interior
features will include composite and vinyl flooring, window blinds, central air conditioning, and

ceiling fans.

Units will also include walk -in closets and durable interior finishes intended to support

long-term residential use. The combination of multiple unit configurations and consistent in -unit
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amenities provides a range of layouts while maintaining consistent features across unit types

within the Richmond market area.

S
UNIT NOTES

e g =T
3
|

B T | e

il
AT
L

1 Bedroom Bathroom C) 1 Bedroom Bathroom C)

OFI
=k
R
B
f [S]
== " e
— B
=L
o 5 = .
u = Cf B

—|
Gl
|
i
T1
AT
i
Y

AR TS

“THEDROON TORVAOUSE  DNLARGED
PN

1Bedmomtq!en . |Eedmomehouse-Sm‘dlj'k_m_r (:)
Typical One-Bedroom Townhome Unit

iroom Townhouse - Ground Floor ' e —

MARKET ANALYSTSHE HEIGHTS AT BRADY SQURREHMONDVA PAGB2O0F110
S. PATZ & ASSOCIATES, WWW.SPATZANDASSOCIATES.G0B#21-8101 CONTACT@SPATZANDASSOCIATES.COM


http://www.spatzandassociates.com/

L
===

| s—
e —— =3
= N

J | —
1)
4

2 Bedroom Kitchen . 2 Bedroom Full Bath 7

The Heights at Brady Square - 9%
2351 Keouse St Richmond, VA 23234

-

Half Bath 10 Half Bath A9 2 Bedroom Full Bath (:)

ARCHITECTURE

[

=3
SBedmnaltn . HO
e
— = re =
= . i A
) %:__\ e s
= Z
a

- ﬂéi
vl
3Bedmna|!'|2 .

1 !
i 3 Bedroom Townhouse - Second Floor . | SR R O
11} 111} 111} ———— A4) | = EEEEEmaimay T =
K -

= [ UNITNOTES
§ o 4.04

i i — ‘ownhouse - Ground Floor ———
TN vy [ — ) = |=

Typical Three-Bedroom Townhome Unit

MARKET ANALYSTSHE HEIGHTS AT BRADY SQURREHMONDVA PAGB3OF110
S. PATZ & ASSOCIATES, WWW.SPATZANDASSOCIATES.G0B#21-8101 CONTACT@SPATZANDASSOCIATES.COM


http://www.spatzandassociates.com/

1

1 Bedroom UD Kitchen .

1
\:
[E]

[}
s
W EH
-\ =110 e aain
1A _ E’/} S NE ) {
T (= N0 ==h = s
1 Bedroom UD Kitchen 1Bedroom UD Bath /> _ a . =
i gg
I
e T
\\" 1= B~ s

1 Bedroom UD Bath . = 1 Bedroom UD Bath @
Typical One-Bedroom Garden Unit

M40

% | \a:"-

1
| —
e E\\//ﬂ S— S ——
E*%m E ., A4.05
2Bedroom UD Bath . 2Bedroom UD Bath @ 2Bedroom US Flat Plan .
Typical Two -Bedroom Garden Unit
MARKET ANALYSTBHE HEIGHTS AT BRADY SQUARREHMONDVA PAGB4OF110

S. PATZ & ASSOCIATES, WWW.SPATZANDASSOCIATES.GO8421-8101 CONTACT@SPATZANDASSOCIATES.COM


http://www.spatzandassociates.com/

?@

&=

. T\@
Il

[

il

3 Bedroom UD Kitchen . Bedroom UD Kitchen c7

[7]

— a

S BEDROOH VD FLAT-ENLARGED PLAKS

, gj 5 | A4.07
I i P —
3 Bedroom UDM . 3 Bedroom UDFIP_Ian .
Typical Three-Bedroom Garden Unit

MARKET ANALYSTSHE HEIGHTS AT BRADY SQURREHMONDVA PAGB50F110
S. PATZ & ASSOCIATES, WWW.SPATZANDASSOCIATES.G0B#21-8101 CONTACT@SPATZANDASSOCIATES.COM


http://www.spatzandassociates.com/

Section lll: Market Area Definition

The market area for a housing development represents the geographic region from which
a project is expected to draw the majority of its residents. It reflects patterns of housing choice,
access to employment and services, transportation connectivity, and broader economic and
demographic characteristics that influence housing demand. A clearly defined market area is
essential for evaluating rental housing supply and demand, assessing rent levels and vacancy
conditions, and analyzing the competitive environment in which a proposed develo pment will

operate.

For the Heights at Brady Square |, the market area is defined as the southern portion of
the City of Richmond, generally including areas located south of the James River and east of State
Route 76, as illustrated in Map E. This geographic boundary reflects observed tenant origin
patterns and the location of comparable affordable rental communities serving similar income
levels and household types. The defined market area was further supported through interviews
with on -site property managers at existing affordable apartment communities, which confirmed
t hat many residents relocate from within Richmonc

City.

Areas located north of the James River, including the Central Business District, Shockoe
Bottom, and Scottods Addition, function as distinc
structures, development patterns, and tenant profiles. These areas gaerally serve higher-income
renters and are characterized by a greater concentration of marketrate and mixed-use
development; therefore, they do not represent primary competitive alternatives for the subject
property. Similarly, the adjacent unincorporate d portions of Chesterfield County, located to the
south and west, were excluded from the defined market area because they contain a smaller
concentration of income-restricted rental communities and, in many locations, higher median
household incomes, resulting in limited direct competition for income -restricted housing on

Ri chmondds south side.
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Within the defined market area, the primary population centers and residential
neighborhoods include Broad Rock, Manchester, Oak Grove, Hillside Court, and the surrounding
south Richmond communities. These areas contain much of the existing affordable rental
inventory, along with neighborhood retail services, schools, community facilities, and
employment access points most relevant to prospective residents. Houseéholds in these
neighborhoods typically search for housing locally due to established community t ies and

proximity to daily needs.

The regional transportation network supports this localized housing search pattern.
Interstate 95 and U.S. Route 1 provide primary north-south access through the south Richmond
area, while State Route 76 (Chippenham Parkway) offers a limited-access circume&rential route
connecting the south side to major employment centers throughout the metropolitan area. In
addition, arterial corridors such as Hull Street Road (U.S. Route 360), Jefferson Davis Highway,
and Midlothian Turnpike connect residential areas wit h retail centers, schools, medical facilities,

and employment locations.

As shown in Map E, the market area generally extends from the James River to the north
to the Richmond city limits near the Chesterfield County line to the south. Its western boundary
is defined by State Route 76 (Chippenham Parkway), while its eastern boundary follows the
developed urban extent of south Richmond near Interstate 95 and U.S. Route 1. This boundary
reflects the geographic area from which comparable affordable communities report that the

majority of their residents are drawn .
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Map E 0 The Heights at Brady Square | Market Area

A secondary market area is identified to provide geographic context for the broader
housing and employment region from which some future residents may originate. The secondary
market area is defined as the Richmond, Virginia Metropolitan Statistical Area ( MSA), which
includes the City of Richmond; the counties of Chesterfield, Henrico, Hanover, Goochland,

Powhatan, New Kent, and Charles City; and the independent cities of Petersburg, Hopewell, and
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