
 

Relevant data regarding the recent historical growth in downtown 

multifamily residential units including total units by quarter is 

delineated in the analysis conducted by Hunden Strategic 

Partners.  For your convenience, please see attached to this e-mail 

the relevant pages of the residential market analysis from the 

Hunden report.  Note that the data contained in the Hunden 

analysis is specific to the area “north of the James River, south 

and east of I64/I95 and east of Belvidere Street.”   

 

For additional information, please see Appendix F to NHDC’s 

original Proposal, which contains a market analysis conducted by 

HR&A showing multifamily residential data for a larger footprint 

(e.g., includes Manchester as well as certain areas east of I95/I64 

such as Shockoe Bottom and West of Belvidere such as Oregon 

Hill).    
 

 As we begin our due diligence on the NH project timelines and their assessed value, we 

will need CITY review and verification of the following Municap data and developer 

agreements:  

o Timing of completion and financial commitment to Blocks A2, A3, C, E & F in 

2024 

o Timing of completion and financial commitment to Blocks B, D, U in 2025 

o Timing of completion and financial commitment to Blocks I & N in 2026 

 

RESPONSE:   

 

In order to ensure we respond appropriately, can you please provide 

clarity as to precisely what additional information you are seeking with 

this request?   

 

 As we begin our evaluation of the impact on state aid education aid, we will also need the 

estimated value of leasehold interest on Arena Block A1 in 2024 

 

RESPONSE:    

 

Determinations as to the taxable leasehold value of real estate owned by 

an tax exempt entity and leased to a 501(c)(3) entity are in the purview 

of the City Assessor.     
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Multi-Family (Rental) Market Inventory 

The following table provides a look at downtown Richmond’s residential market performance over the past six 
years. Note that downtown in this study is defined as everything north of the James River, south and west of 
I64/I95, and east of Belvidere Street. 

Table 6-2 
Downtown Richmond Historic Residential Market

Quarter
Inventory 
Buildings

Inventory 
Units

Inventory 
Average SF

Asking 
Rent Per 

Unit

Avg. 
Effective 
Rent Per 

Unit

Avg. 
Effective 

Rent Per SF Occupancy Vacancy
QTD 113 4,469 760 $1,183 $1,164 $1.53 91.9% 8.1%
2018 Q2 112 4,465 760 $1,184 $1,166 $1.53 93.3% 6.7%
2018 Q1 111 4,448 760 $1,180 $1,158 $1.52 93.9% 6.1%
2017 Q4 111 4,448 760 $1,170 $1,153 $1.51 94.8% 5.2%
2017 Q3 111 4,448 760 $1,163 $1,139 $1.49 92.7% 7.3%
2017 Q2 111 4,448 760 $1,169 $1,158 $1.52 93.5% 6.5%
2017 Q1 114 4,459 760 $1,180 $1,158 $1.52 93.2% 6.8%
2016 Q4 114 4,459 760 $1,191 $1,174 $1.54 92.6% 7.4%
2016 Q3 113 4,446 760 $1,200 $1,183 $1.55 90.5% 9.5%
2016 Q2 112 4,399 760 $1,165 $1,149 $1.51 86.0% 14.0%
2016 Q1 112 4,399 760 $1,128 $1,113 $1.46 85.5% 14.5%
2015 Q4 108 3,968 770 $1,093 $1,082 $1.42 90.4% 9.6%
2015 Q3 108 3,968 770 $1,074 $1,070 $1.40 90.2% 9.8%
2015 Q2 108 3,968 770 $1,058 $1,054 $1.38 90.2% 9.8%
2015 Q1 108 3,968 770 $1,043 $1,039 $1.36 90.5% 9.5%
2014 Q4 108 3,968 770 $1,026 $1,017 $1.33 90.9% 9.1%
2014 Q3 108 3,968 770 $1,015 $1,003 $1.31 90.0% 10.0%
2014 Q2 106 3,790 780 $1,033 $1,025 $1.34 90.9% 9.1%
2014 Q1 105 3,725 782 $1,040 $1,020 $1.34 90.9% 9.1%
2013 Q4 105 3,725 782 $1,035 $1,018 $1.32 91.2% 8.8%
Absolute Change 8 744 -22 $148 $146 $0.21 0.7% -0.7%
Percentage Change 7.6% 20% -2.8% 14% 14% 16% 0.8% -8.0%

Source: CoStar  

The downtown Richmond historic residential market has grown and improved in virtually every metric since 
the fourth quarter of 2013. Supply of residential buildings and units has increased, asking and effective rents 
have increased and occupancy has improved as well.  

▪ Supply – The eight multifamily buildings added to the market since the second quarter of 2014 
have added nearly 750 units or 20 percent and have been much larger on average with 
approximately 93 units per building compared to 38 units per building previously. During this 
same period multiple closings have occurred alongside the development of new projects. The 
growth in supply shown is net of the closings. 

▪ Rent – Asking and effective rents per unit increased by nearly $150 during the period, 
representing an increase of 14 percent. The rent increases have occurred despite the slight 
cutback in unit square footage, which is illustrated in the greater percentage increase in effective 
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rent per square foot relative to unit rental rate increases. Effective rents were $14 less per month 
than asking rents, which is a 1.3-percent discount or concession on average. This low discount 
percentage indicates that asking rents are very near market rate and demand is strong for the 
market. 

▪ Occupancy – Overall, occupancy has remained stable above 90 percent during most of the 
period. For the first half of 2016, occupancy remained below 90 percent at approximately 86 
percent. Shortly thereafter occupancy increased steadily to nearly 95 percent in the fourth 
quarter of 2017. Occupancy has returned to a more average level in 2018. 

Downtown Richmond has been growing and performing at a high level for the past few years. The market’s 
ability to absorb the new inventory while increasing rental rates year-over-year bodes very well for the future. 

The following table provides an illustrative list of apartment properties in downtown Richmond.  

Table 6-3 

Downtown Richmond Multifamily - Top 20 Overview
Name Address Opened Units Occupancy
Marshall at City Center 2 W Marshall Street U/C 166 --
The Locks Tower 311 S 11th Street U/C 10 --
Jackson Place N 1st Street Proposed 154 --
8th & Main 800 E Main Street 2016 197 100%
Deco at CNB 219 E Broad Street 2016 200 89%
Matrix Midtown 119 N 1st Street 2016 47 100%
Exchange Place 1313 E Main Street 2014 65 89%
The Edison Apartments 700 E Franklin Street 2014 174 97%
4N4 Midtown 4 N 4th Street 2013 76 97%
The Locks 311 S 11th Street 2012 226 97%
8 1/2 Canal Street 8 1/2 E Canal Street 2011 160 100%
Cary and Belvidere 301-375 W Cary Street 2008 155 100%
Monroe Park Towers 520 W Franklin Street 1972 180 97%
The Berkshire 300 W Franklin Street 1964 234 99%
The Towers on Franklin 104 W Franklin Street 1964 332 56%
Sydnor Flats 108 E Grace Street 1930 54 96%
Residences at the John Marshall 101 N 5th Street 1929 241 93%
First National Apartments 823 E Main Street 1913 154 91%
American Heritage Apartments 1001 E Main Street 1909 56 86%
The Dairy 201 W Marshall Street 1895 113 90%
Average 1976 150 93%

Source: CoStar
 

Nearly half of the Top 20 downtown residential properties have been built since 2008, while three more are 
proposed or currently under construction. There is generally a positive correlation between the year 
constructed of a property and its occupancy level in the downtown Richmond market. The new residential 
pieces of the North of Broad Project could expect the same positive correlation, since the market appears 
ready to absorb more inventory as it becomes available. 
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The following figure details the location of the current top 20 largest multi-family residences in downtown 
Richmond. 

Figure 6-1 

 

Most of the Top 20 residential buildings in downtown Richmond are located between Canal Street and Broad 
Street between US 301 and 9th Street and are located within one mile of the State Capitol building. 

The following table shows the average rental rates for the Top 20 properties analyzed. 
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Table 6-4 

Downtown Richmond Multifamily - Top 20 Average Rental Rates
Name Opened Studio 1 Bedroom 2 Bedroom 3 Bedroom 4 Bedroom
Marshall at City Center U/C -- -- -- -- --
The Locks Tower U/C -- -- -- -- --
Jackson Place Proposed -- -- -- -- --
8th & Main 2016 -- $1,350 $1,713 -- $2,398
Deco at CNB 2016 $1,141 $1,144 $1,882 -- --
Matrix Midtown 2016 -- $1,225 $1,759 $2,101 --
Exchange Place 2014 -- $1,172 $1,495 -- --
The Edison Apartments 2014 $908 $1,067 $1,403 $1,989 --
4N4 Midtown 2013 -- $1,110 $1,501 -- --
The Locks 2012 -- $1,288 $1,708 -- --
8 1/2 Canal Street 2011 -- $1,294 $1,666 $2,319 $2,944
Cary and Belvidere 2008 $904 $1,029 $1,506 -- --
Monroe Park Towers 1972 $832 $968 $1,283 $1,885 --
The Berkshire 1964 -- $981 $1,478 $2,000 --
The Towers on Franklin 1964 $895 $1,109 $1,882 -- --
Sydnor Flats 1930 -- $940 $1,124 -- --
Residences at the John Marshall 1929 $1,087 $1,430 $1,795 -- --
First National Apartments 1913 $1,410 $1,524 $1,865 $2,325 --
American Heritage Apartments 1909 -- $1,114 $1,634 $2,464 --
The Dairy 1895 $610 $736 $955 -- --
Average Per Apartment $973 $1,146 $1,568 $2,155 $2,671
Average Per Bedroom $973 $1,146 $784 $718 $668

Source: CoStar
 

This pricing schedule is for various floor plans in each of the Top 20 buildings. Information is not available for 
Jackson Place, the Locks Tower and Marshall at City Center which are not yet open. The downtown 
Richmond market offers apartments ranging from studios to four bedrooms. One bedrooms and studios are 
by far the most expensive apartments on a per bedroom basis, which is expected. The most expensive 
apartments are the four-bedrooms at the 8 ½ Canal Street building, priced at $2,944 per month. The least 
expensive apartment is a studio at The Dairy, which is the oldest property in the Top 20 and is $610 per 
month.  

The following table shows the average square foot per unit type. 
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Table 6-5 

Downtown Richmond Apartments - Top 20 Average Unit Size (SF)
Name Opened Studio 1 Bedroom 2 Bedroom 3 Bedroom 4 Bedroom
Marshall at City Center U/C -- -- -- -- --
The Locks Tower U/C -- -- -- -- --
Jackson Place Proposed -- -- -- -- --
8th & Main 2016 -- 675 1,019 -- 2,706
Deco at CNB 2016 449 522 897 -- --
Matrix Midtown 2016 -- 596 951 1,243 --
Exchange Place 2014 -- 618 909 -- --
The Edison Apartments 2014 432 542 866 1,144 --
4N4 Midtown 2013 -- 566 977 -- --
The Locks 2012 -- 651 971 -- --
8 1/2 Canal Street 2011 -- 497 824 995 1,198
Cary and Belvidere 2008 447 637 825 -- --
Monroe Park Towers 1972 469 580 786 1,390 --
The Berkshire 1964 -- 873 1,462 2,000 --
The Towers on Franklin 1964 403 651 1,150 -- --
Sydnor Flats 1930 -- 863 853 -- --
Residences at the John Marshall 1929 481 756 1,147 -- --
First National Apartments 1913 663 857 1,296 2,028 --
American Heritage Apartments 1909 -- 594 973 1,977 --
The Dairy 1895 350 548 853 -- --
Average 462 649 986 1,540 1,952
Average per Bedroom 462 649 493 513 488

Source: CoStar
 

Apartments in downtown Richmond range in size from a 350-square-foot studio to a more than 2,700-square-
foot four-bedroom property. The smallest apartments, the studios at the Dairy, also happen to be the least 
expensive. The most expensive apartment is 1,200 square feet for a four-bedroom which is considerably 
smaller than the largest in the market which has more than 2,700 square feet. 

On average, one-bedroom apartments offer the most space per bedroom of any apartment type in the market 
with nearly 650 square feet. Two-, three- and four-bedroom apartments are within 25 square feet of each 
other on a per bedroom basis averaging approximately 500 square feet. 

The following table shows the average price per square foot for each unit type. 
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Table 6-6 

Downtown Richmond Multifamily - Top 20 Rent per SF
Name Opened Studio 1 Bedroom 2 Bedroom 3 Bedroom 4 Bedroom
Marshall at City Center U/C -- -- -- -- --
The Locks Tower U/C -- -- -- -- --
Jackson Place Proposed -- -- -- -- --
8th & Main 2016 -- $2.00 $1.68 -- $0.89
Deco at CNB 2016 $2.54 $2.19 $2.10 -- --
Matrix Midtown 2016 -- $2.06 $1.85 $1.69 --
Exchange Place 2014 -- $1.90 $1.64 -- --
The Edison Apartments 2014 $2.10 $1.97 $1.62 $1.74 --
4N4 Midtown 2013 -- $1.96 $1.54 -- --
The Locks 2012 -- $1.98 $1.76 -- --
8 1/2 Canal Street 2011 -- $2.60 $2.02 $2.33 $2.46
Cary and Belvidere 2008 $2.02 $1.62 $1.83 -- --
Monroe Park Towers 1972 $1.77 $1.67 $1.63 $1.36 --
The Berkshire 1964 -- $1.12 $1.01 $1.00 --
The Towers on Franklin 1964 $2.22 $1.70 $1.64 -- --
Sydnor Flats 1930 -- $1.09 $1.32 -- --
Residences at the John Marshall 1929 $2.26 $1.89 $1.56 -- --
First National Apartments 1913 $2.13 $1.78 $1.44 $1.15 --
American Heritage Apartments 1909 -- $1.88 $1.68 $1.25 --
The Dairy 1895 $1.74 $1.34 $1.12 -- --
Average $2.10 $1.81 $1.61 $1.50 $1.67

Source: CoStar
 

Rent on a per square foot basis ranges from $0.89 to $2.60 in downtown Richmond. Studio apartments 
average the highest rent per square foot of the floor plan types. The most expensive floor plan is a one-
bedroom apartment at 8 ½ Canal Street, which is the most expensive property overall in the downtown 
Richmond market. 

New Developments 

The following section profiles the recent developments in downtown Richmond. 

Marshall at City Center 

Marshall at City Center is a market-rate apartment building in downtown Richmond located at 2 West Marshall 
Street. Marshall at City Center’s 166 units are currently under construction on a one-acre plot and will stand 5 
stories tall with interior spaces totaling 115,000 square feet. The property will also offer 165 surface parking 
spaces. SNP Properties, LLC owns and is developing Marshall at City Center and has contracted Drucker & 
Falk to manage the property once completed. 
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The following figure shows a rendering of the Marshall at City Center apartment building. 

Figure 1-2 

 

Marshall at City Center will offer 66 studio apartments, 67 one-bedrooms and 33 two-bedrooms upon 
completion. All units will have access to a private balcony. 

8th and Main Apartments 

Located at 800 East Main Street, 8th and Main is a mid-rise apartment building that was completed in 2016. 
The 11-floor building offers 197 market-rate apartments within 200,000 square feet of interior space on 
approximately three-quarters of an acre. The property also offers 220 parking spaces in an attached parking 
garage.  

The following figure shows the exterior and rooftop of the 8th and Main apartment building. 




