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Executive Summary

The Partnership for Housing Affordability contracted with the George Mason University Center
for Regional Analysis (CRA) to analyze the impacts of 11 mixed income/mixed use housing
developments in the Richmond area. For the purpose of this analysis, mixed income/mixed use
housing refers to housing developments that are more densely developed and contain smaller,
lower priced units than the surrounding neighborhoods. These housing developments are an
important source of workforce housing for the region; however, because they sometimes
represent a change in the development patterns in established single-family neighborhoods, it is
important to understand their impacts on nearby neighborhoods.

For this report, CRA analyzed the impacts on home prices, property assessments, and crime
levels around 11 mixed income/mixed use sites in four Richmond area jurisdictions—
Chesterfield, Hanover, and Henrico counties and the city of Richmond. Impact areas were
defined based on distances from each of the study sites. In addition to defining impact areas,
CRA conducted site visits, coordinated data collection, and developed methods for assessing
impacts.

Key Findings

e Local jurisdictions should encourage more mixed income/mixed use housing
developments. Having a sufficient supply of housing for the workforce is essential to the
region’s future economic vitality. The Richmond area economy was relatively strong over
the last decade, with healthy job growth and comparatively low unemployment rates. While
home prices have declined somewhat over the past two years, housing costs have increased at
much faster rates than income over the last decade, making housing increasingly less
affordable to the region’s workforce.

e Overall, this analysis of mixed income/mixed use housing shows that the developments
have positive impacts on the surrounding neighborhoods, with relatively strong home
price appreciation and lower crime levels. For more than half of the impact areas, home
prices increased more in the areas near the study sites than they did in other parts of the
county/city, indicating a positive benefit associated with the mixed income/mixed use
development. While property assessment increases were sometimes lower, those trends are
at least partially due to the mix of housing in the impact areas. Crime levels were generally
lower in the neighborhoods near the mixed income/mixed use housing developments
compared to the rest of the county/city.

e The home prices and assessments of nearby single-family homes were not adversely
impacted by the presence of mixed income/mixed use developments. In fact, in many
cases, the developments had a positive impact on those single-family neighborhoods. The
impacts varied across the jurisdictions included in the study:
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o Inall five sites in Chesterfield County, home price appreciation generally was
stronger in the impact areas than in the rest of the county. The assessed value of
single-family homes increased by more than the county increase in two of study sites.
Because new construction was excluded from the impact area assessment data in
Chesterfield County, it is possible that the assessment change is understated for the
single-family neighborhoods in the impact areas.

o In Hanover County, single-family home prices in the neighborhoods near the study
sites were up by about as much as they were countywide, while assessment were
slightly lower.

0 Inthe single-family neighborhoods near the sites in Henrico County, home price
appreciation was slightly lower or about the same than the rest of the county, but the
assessed value of single-family homes increased at faster rates than the rest of the
county.

o Finally, in the City of Richmond, price appreciation was stronger around one of the
two study sites, while assessed values grew at slightly lower rates than the rest of the
city.

Crime levels in neighborhoods near mixed income/mixed use housing developments
tended to be lower compared to the rest of the county/city. In Chesterfield County,
where average annual crime levels increased modestly between 2002 and 2009, crime levels
generally decreased in the larger impact areas around the study sites. In Henrico County,
crime levels dropped across the county but the declines were even more pronounced in the
areas around the mixed income/mixed use developments. In the City of Richmond, where
crime levels also fell, the drops were more substantial in neighborhoods around the study
sites.
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Brandy Hill
Hanover County

Brandy Hill is a 136-unit rental community in
the Mechanicsville area of Hanover County.
The apartment community is located about a
quarter mile from a commercial corridor. The
apartments are garden-style four-story units
and rents range between $895 for a two
bedroom/two bathroom model to over $995 for
a three bedroom/two bathroom unit.

Brandy Hill is separated from surrounding
residential neighborhoods. Outside of the
development and off Lee Davis Highway, there
are single-family houses. The single-family
neighborhoods contain a mix of smaller, ranch
style houses and larger Colonials. A few of

these single-family homes are visible from the
Brandy Hill development but, by and large, —
there are not physical or visible connections

between single-family homes and the Brandy Figure 17b. Example of a single-family home |
Hill property near the Brandy Hill Apartments

Home prices: Within a one half mile area of the Brand Hill development, the average price of a
single-family home increased from $150,943 in 2002 to $201,975 in 20009, reflecting a jump of
34%. In the area within one mile of the Brandy Hill development, the average price was
$158,490 in 2002 and $219,663 in 2009, reflecting a 39% increase. Over the same 2002-2009
period, the average price of a single-family house in Hanover County increased 37%. In the
Richmond MSA, the average single-family home price increased 35%.

Assessments: In the area within a half mile of the Brandy Hill development, assessments were
up 46% between 2002 and 2009, while in the one mile area assessments were up 57%.
Countywide assessments increased at a somewhat faster rate of 80%.

Crime: Not available
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Brandy Hill
Hanover County

Average Home Sale Prices ($)
Single-Family Homes

. . Hanover Richmond
Half Mile One Mile County MSA
2002 150,943 158,490 203,833 174,029
(15 sales) (77 sales) (1,485 sales) (14,417 sales)
2009 201,975 219,663 279,878 234,265
(4 sales) (39 sales) (540 sales) (9,911 sales)
Percent Change 34% 39% 37% 35%
Source: CVRMLS. Data for 2009 are through November.
Average Assessment ($)
All Properties
. . Hanover Richmond
Half Mile One Mile County MSA
2002
272,228 234,443 154,500 N/A
2009 396,758 368,776 278,200 N/A
Percent Change 46% 57% 80% N/A
Source: Hanover County Assessor’s Office.
Crimes — Annual Averages
. . Hanover Richmond
Half Mile Mile County MSA
Before N/A N/A N/A N/A
After N/A N/A N/A N/A
Percent Change N/A N/A N/A N/A
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Townes at Meredith Creek
Henrico County

The Townes at Meredith Creek is a 116-unit
townhouse development in Henrico County.
The two-level garage townhomes are well-
maintained with a good deal of surface parking.
Ninety-eight units were built in 2003-2004; the
remaining 18 units were completed in 2006.

There are no other residential neighborhoods Figure 18a. Townes at Meredith Creek
immediately adjacent to the Townes at Meredith
Creek. There are townhouses and apartments on
two sides of the project. The closest single-
family neighborhoods are located across
Springfield Street.

Home prices: Meredith Creek was completed in
2006, at the peak of the housing market. In the
quarter mile area around the Meredith Creek
project, the average price of a single-family
home was $315,859 in the years before
completion of the project. In the years after
completion, the average price of a single-family ~ Figure 18b. Single-family neighborhood

home dropped 14% to $270,254. In the half across the street from the Townes at

mile area surround Meredith Creek, single- Meredith Creek

family home prices increased from $224,914

before completion to $249,832 after completion, reflecting an increase of 11% in the average
price of a single-family home in the area. In Henrico County, the average price of a single-
family home sold between 2002 and 2006 was $170,293. In 2007 through 2009, the average
sales price was $277,222. Thus, in Henrico County, the average price of a single family homes
increased 63% over this period. In the Richmond MSA, the price of single-family homes was up
71% over the period.

Assessments: In the quarter mile area around the Meredith Creek development, the average
assessed value of single-family properties was 39% higher in the years after the project was
completed compared with the years before the project was completed. In the half mile area,
average assessments increased 41% over the period. The increase in single-family assessments
was greater in the neighborhoods surrounding the Townes and Meredith Creek and in other parts
of the county. Countywide assessments increased 22% over the same period.

Crime: Crime was down over the period across Henrico County; however, the average annual
number of crimes fell further in areas closer to Meredith Creek compared with the rest of the county.
In the quarter mile around the Meredith Creek development, the number of crimes annual dropped
22% after completion of the project. In the half mile area, crime was down 20%. In comparison, the
average annual number of crimes countywide dropped only 5% over the same period.
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Townes at Meredith Creek

Henrico County

Average Home Sale Prices ($)
Single-Family Homes

Quarter . i Richmond
Mile Half Mile Henrico County MSA
Before 315,859 224,914 170,293 152,519
(2002-2006) (23 sales) (212 sales) (20,835 sales) (87,588 sales)
After 270,254 249,832 277,222 261,197
(2007-2009) (13 sales) (79 sales) (6,394 sales) (36,543 sales)
Percent Change -14% 11% 63% 71%
Source: CVRMLS. Data for 2009 are through November.
Average Assessment ($)
Single-Family Properties
Quarter . . Richmond
Mile Half Mile Henrico County MSA
Before
(2002-2006) 159,540 157,309 231,000 N/A
After
(2007 — 2009) 221,705 221,795 281,000 N/A
Percent Change 39% 41% 22% N/A
Source: Henrico County Real Estate Division.
Crimes — Annual Average
Quarter . . Richmond
Mile Half Mile Henrico County MSA
Before
(2002-2006) 522 675 29,728 N/A
After
(2007-2009) 410 536 28,198 N/A
Percent Change -22% -20% -5% N/A

Source: Henrico County Police Department. Includes all crimes.
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Charles Glen Redevelopment
Henrico County

The Charles Glen Redevelopment project involved
the construction and renovation of single-family,
townhouse and apartment units. The overall
development includes 236 new single-family
homes, 256 new rental townhouses, and 298
renovated apartment units. The project was
completed in 2004.

Figure 19a. Charles Glen Redevelopment
Mixed in with the new and renovated construction
are older, existing single-family homes. These
single-family homes are generally relatively small
and well-kept.

Home prices: The quarter mile area around Charles
Glen generally does not extend much beyond the
project boundaries. As a result, the sales data for
this area includes single-family properties within
the development. Within the quarter mile area,
average sales prices increased from $186,293
before the development was completed to $231,823  Figure 19b. Charles Glen Redevelopment
after, an increase of 23%. In the area within a half R

mile of the Charles Glen development, the average R

price of a single-family home increase from '
$185,469 before completion of the project to
$246,151 after completion, reflecting an increase of
33%. Over the same period, average sales prices of
single-family homes in Henrico County were up
31%. In the Richmond MSA, prices were up 33%.

Assessments: In the quarter mile area around the
Charles Glen Redevelopment project, the average
assessed value of single-family properties increased
by 59% in the years after completion of the project.
In the half mile area, single-family assessments
were up 54%. These increases in single-family
assessments were greater than the 33% increase in
assessments countywide.

Figure 19c. Single-family homes interspersed
in the Charles Glen Redevelopment

Crime: The average annual number of crimes in the impact area dropped after the completion of
the Charles Glen Redevelopment project. Crime was down 11% in the quarter mile area and
down 13% in the half mile area. In comparison, annual crimes dropped by just 2% countywide
over this time period.
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Charles Glen Redevelopment

Henrico County

Average Home Sale Prices ($)
Single-Family Homes

Quarter . . Richmond
Mile Half Mile Henrico County MSA
Before 186,293 185,469 211,440 193,662
(2002-2004) (27 sales) (146 sales) (11,686 sales) (49,855 sales)
After 231,823 246,151 276,402 256,799
(2005-2009) (44 sales) (279 sales) (15,543 sales) (74,276 sales)
Percent Change 24% 33% 31% 33%
Source: CVRMLS. Data for 2009 are through November.
Average Assessment ($)
Single-Family Properties
Quarter . . Richmond
Mile Half Mile Henrico County MSA
Before
(2002-2004) 115,020 124,125 206,667 N/A
After
(2005-2009) 183,154 191,453 275,600 N/A
Percent Change 59% 54% 33% N/A
Source: Henrico County Real Estate Division.
Crime — Annual Average
Quarter . . Richmond
Mile Half Mile Henrico County MSA
Before
(2002-2004) 517 679 29,496 N/A
After
(2005-2009) 458 589 28,950 N/A
Percent Change -11% -13% -2% N/A

Source: Henrico County Police Department.
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Cary Street Townhouses
City of Richmond

The townhouses at Cary and Meadow streets were originally built
in 1910. Substantial renovations were completed in 1996. The re-
development project includes 12 rental townhouses with monthly
rents ranging from $583 for a one bedroom to $867 for a three
bedroom unit.

The Cary Street development is located in the up-and-coming Fan
District. There are commercial properties adjacent to the

Cary Street project and moderate and upper end single- Figure 20a. Cary Street townhouses
family houses sit just a couple of blocks away.

Home prices: The Cary Street renovation was
completed in 1996. No home sales data are
available before 2002. Therefore, information is
provided on the single-family home price
appreciation over the period of 2002 through
November 2009. Between 2002 and 2009, sales
prices increased more in the neighborhoods
surrounding the Cary Street townhouses than they
did in the rest of the city. Average prices of single-
family homes in the one-eighth mile increased from
$153,317 in 2002 to $233,333 in 20009, reflecting
appreciation of 52%. (Note: sales prices are based
on only three sales in each year.) In the one-half
mile area, average single-family home prices
increased 32%, from $224,692 in 2002 to $295,598
in 2009. In the City of Richmond, the average sales price increased 26%, while in the
Richmond MSA average prices increased 35%.

Figure 20b. Single-family neighborhood
near Cary Street townhouses

Assessments: The average assessed value of single-family properties in the area within one-
eighth mile of the Cary Street townhouses increased by 62% between 2002 and 2009. Average
assessments were up by 50% in the one-quarter mile area. By comparison, citywide assessments
increased 75%.

Crime: While crime dropped on average across the City of Richmond, there was a much more
dramatic drop in the neighborhood around the Cary Street townhouses development. In the one-
eighth mile area around the development, the average annual number of crimes dropped from
612 in 2002 to 451 in 2009, reflecting a decline of 26%. In the quarter-mile area, the number of
crimes dropped 34% between 2002 and 2009. In the City of Richmond, the number of annual
crimes declined by 18% between 2002 and 2009.

Page | 35



Cary Street Townhouses

City of Richmond

Average Home Prices ($)
Single-Family Homes

. . . City of Richmond
Eighth Mile | Quarter Mile Richmond MSA
2002 153,317 224,692 154,948 174,029
(3 sales) (19 sales) (2, 056 sales) (14,417 sales)
2009 233,333 295,598 194,698 234,265
(3 sales) (14 sales) (1,313 sales) (9,911 sales)
Percent Change 52% 32% 26% 35%
Source: CVRMLS. Data for 2009 are through November.
Average Assessment ($)
Single-Family Properties
. . : City of Richmond
Eighth Mile | Quarter Mile Richmond MSA
2002 72,189 137,559 123,400 N/A
2009 188,656 273,282 216,300 N/A
Percent Change 62% 50% 75% N/A
Source: Source: City of Richmond Assessor’s Office.
Crime — Annual Average
. . : City of Richmond
Eighth Mile | Quarter Mile Richmond MSA
2002 612 814 46,000 N/A
2009 451 540 37,868 N/A
Percent Change -26% -34% -18% N/A

Source: Richmond Police Department: Crime Incident Information.
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Malvern Manor Apartments
City of Richmond

Malvern Manor is a 303-unit apartment building
located in the Mary Munford neighborhood of the City
of Richmond. Originally built in 1948 with 276 units,
the property underwent renovations in the 1990s and
three new buildings with 27 units were completed in
2009. The rent levels at Malvern Manor range from
$840 for a one bedroom to $1,120 for a two bedroom
unit. The three-level brick apartment complex is
surrounded by large single-family houses. Malvern
Manor blends in well with the surrounding
neighborhood.

Home prices: Home sales data are presented for 2008-
2009 since there were only two sales in the
neighborhood in 2009. In general, home prices are
higher in the neighborhood around Malvern Manor
compared with the average prices in the rest of the City
of Richmond. In the neighborhood closest to Malvern 2
Manor (one-eighth mile), the average price of asingle- =
family home actually fell 4% during the impact period. =
The average sales price was $238,990 before the
Malvern Manor development was completed, Figure 21b. Example of a single-family
compared with $229,125 after completion. (Note: the ~ Nome near Malvern Manor

“after” period included only four sales.) In the one-

quarter mile impact area, the average price of a single-family home rose from $339, 477 before
completion of the Malvern Manor development to $422,484 after completion, reflecting an
increase of 24%. Over the same period, the average price of a single-family home in the City of
Richmond and the Richmond MSA increased by 11%.

Assessments: Average single-family assessments were up between 21 and 22% in the
neighborhoods around Malvern Manor in 2009 (after completion of the new section of Malvern
Manor) compared with the 2002-2008 period. The increase in single-family assessments
citywide was slightly higher (32%) because the averages for the before period (2002-2008) were
substantially lower.

Crime: A comparison of average annual crimes in the 2002-2008 period to 2009 shows that
crime dropped citywide over the period. The average number of crimes decreased by 4% in the
eighth mile area around Malvern Manor and by 17% in the quarter mile area around Malvern
Manor. Across the city, the number of crimes per year dropped by 6%.
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Malvern Manor Apartments

City of Richmond

Average Home Sale Prices ($)
Single-Family Homes

. . . City of Richmond
Eighth Mile | Quarter Mile Richmond MSA
Before 238,990 339,477 198,667 227,327
(2002 — 2007) (26 sales) (117 sales) (14,554 sales) | (102,886 sales)
After 229,125 422,283 220,388 251,365
(2008 — 2009) (4 sales) (17 sales) (3,012 sales) (21,245 sales)
Percent Change -4% 24% 11% 11%
Source: CVRMLS. Data for 2009 are through November.
Average Assessment (3)
Single-Family Properties
. . . City of Richmond
Eighth Mile | Quarter Mile Richmond MSA
Before
(2002-2008) 340,475 390,557 164,286 N/A
After
(2009) 415,588 474,427 216,300 N/A
Percent Change 22% 21% 32% N/A
Source: City of Richmond Assessor’s Office.
Crime — Annual Average
. . : City of Richmond
Eighth Mile | Quarter Mile Richmond MSA
Before
(2002-2008) 103 149 40,452 N/A
After
(2009) 99 123 37,868 N/A
Percent Change -4% -17% -6% N/A

Source: Richmond Police Department: Crime Incident Information.
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