APARTMENT MARKET STUDY OF:
THE PROPOSED DEMOLITION OF THE FORMER PECKHAM SCHOOL FOR
REDEVELOPMENT INTO A 55+ APARTMENT PROPERTY WITH
AFFORDABILITY RESTRICTIONS
LOCATION:
650 Green End Avenue
Middletown, RI 02842
EFFECTIVE DATE OF REPORT:
September 25, 2020
PREPARED FOR:
Mr. Francis J. Spinella
President
FSJ Associates, LTD
135 Pelham Street
Newport, RI 02840
PREPARED BY:
KEYSTONE CONSULTING GROUP
Stephen M. Dylag, Principal
and
John P. Pryor, Vice President
and
Susan Z. Keough, Vice President

This page is intentionally left blank.

January 20, 2021
Mr. Francis J. Spinella
President
FJS Associates, LTD
135 Pelham Street
Newport, RI 02840
RE: Apartment market study in reference to the proposed demolition of the
former Peckham School for redevelopment into a 55+ apartment property
with affordability restrictions located at 650 Green End Avenue, Middletown,
Newport County, Rhode Island 02842
Dear Mr. Spinella:
In accordance with your request and requirements, we have prepared an apartment
market study for the proposed demolition of the former Peckham School for
redevelopment into a 55+ apartment property with affordability restrictions
located at 650 Green End Avenue, Middletown, Newport County, Rhode Island.
The proposed redevelopment would include a portion of Parcel ID# 120/27.
This market study is meant to assist you, FJS Associates, Ltd., the town of
Middletown, its advisors, and other transaction participants (the intended users) in
the analysis of the subject property for asset management, loan and investment
underwriting, and project and development planning (the intended use). To the best
of our ability, this study conforms to the standards and reporting requirements set
forth by the Uniform Standards of Professional Appraisal Practice, as
promulgated by The Appraisal Foundation, the Code of Professional Ethics and
Standards of Professional Appraisal Practices of the Appraisal Institute. To the
best of our ability, this market study also complies with the National Council of
Housing Market Analysts content standards, with the exception of an operating
expense analysis.
We identified competitive affordable and market rate apartment properties,
gathered data from these properties, and presented this data in narrative form,
with accompanying photographs in the report and addenda. We profiled the
subject project and described the neighborhood. We analyzed demographic data
for the state of Rhode Island, Newport County and for the town of Middletown.
We also analyzed demographics data for the 10-minute, 20-minute, and 30minute drive times from the subject property. We researched and analyzed
future demand and future supply of rental housing units in the targeted market
area.
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Conclusions were drawn concerning the following for the subject project “upon completion:”
• Market-accepted project size in terms of number of dwelling units
• market-accepted unit mix (bedroom and bathroom mix)
• dwelling unit sizes
• dwelling unit and project amenities
• market rent
• affordability mix including subsidized very low income, maximum allowable and achievable up to
30%, 50% and 60% of area median income (“AMI”) affordable/low-income housing tax credit
(“LIHTC”), and up to 80% and 100% of AMI workforce housing rents
• inclusion of market rate dwelling units
• capture, penetration and absorption rates
In addition to the above project-based conclusions, we also analyzed and made recommendations regarding
the following for the town of Middletown:
• number of market-accepted affordable housing units
• mix of family versus senior housing
• market-accepted unit mix (bedroom and bathroom mix), unit type (single-family residential,
multi-family rental and/or residential condominium) and affordability mix (subsidized very low
income, maximum allowable and achievable up to 30%, 50% and 60% of AMI LIHTC, and up to
80% and 100% of AMI workforce housing rents)
The above conclusions for the proposed project and recommendations for the town of Middletown
considered financing programs available via Rhode Island Housing, and relied in part on affordable housing
data provided by Housing Works RI at Roger Williams University in its 2019 Housing Fact Book, the most
recent version published to date.
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CONCLUSIONS SNAPSHOT
Following is a snapshot of our major conclusions.
Project-Based Conclusions’
-Renovate the subject property into 40± elderly housing affordable units
-Provide a larger percentage of one-bedroom units, with some two-bedroom units. For our survey of Section
8 elderly housing properties, the ratio was 90± percent one-bed and 10± percent two-bed units
-Provide one-bed unit sizes of 528± to 650± SF of gross living area and provided two-bed unit sizes of 702±
to 920± SF of gross living area
-Provide dwelling unit amenities to include central air conditioning, microwave, dishwasher, ample closet
space and grab bars in the bathrooms
-Provide project-based amenities to include community laundry, community room/space, and free parking
-Continue to have immediate access to the town senior center
Town-Based Conclusions
-Consider providing 15-40 additional owner-occupied affordable housing units over the next 10 years
-Consider providing 50-75 additional renter-occupied affordable housing units over the next 10 years
Given the projected renovation of the subject property into senior housing, we project that the future need
be prioritized for families, but not to the exclusion of elderly affordable housing.
EXECUTIVE SUMMARY
Project Description
The subject of this report is the potential redevelopment of a portion of town-owned property located at 650
Green End Avenue, Middletown, Newport County, Rhode Island. The subject site includes the former
Peckham School that is projected to be demolished in order to redevelop a portion of the existing tax lot into
affordable housing for the 55+ target market. The existing tax lot also includes an existing senior center that
is projected to be retained as part of the redevelopment of the site. The purpose of this market study is to
draw conclusions regarding this potential redevelopment project as well as make recommendations for the
town of Middletown regarding affordable housing as outlined above.
The subject is identified by the town of Middletown assessor’s office as a portion of Parcel ID# 120/27. The
entire tax lot contains 276,880± SF or 6.36± acres of land area. The subject would consist of a to-bedetermined portion of this tax lot. The subject tax lot has 661± feet of frontage on Green End Avenue.
The existing tax lot includes the former Peckham School, which is expected to be demolished as part of the
proposed redevelopment, the former Berkeley School, which functions as a senior center and is expected to
be retained, and the War Memorial/Berkeley-Peckham Field which includes a baseball field, dugouts,
spectator stands, concessions building, restrooms, storage shed, scoreboard and park with gazebo, which is
also expected to be retained, though it is possible that a portion of this land would be utilized for the
proposed redevelopment. The existing tax lot includes lined parking for 30± vehicles, as well as a pad that
remains following the demolition of a structure located to the rear of the existing building improvements.
At present, we are unaware of a date to commence redevelopment of the subject property.
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We profiled the proposed subject project and described the neighborhood. We have also researched and
analyzed future demand and future supply of rental housing units in the targeted market area. Project-based
conclusions were drawn concerning current market-rate and affordable rents, affordability mix, project size,
unit mix, dwelling unit sizes, amenities, capture, penetration, and absorption rates. In addition to the
project-based conclusions, we also analyzed data and made recommendations regarding the town-wide
number of market-accepted affordable housing units, family versus senior housing, and market-accepted unit
mix, unit type and affordability mix.
The subject property is located in the southern section of the town of Middletown, RI, less than 1.30
miles from the border of the city of Newport, and less than 1.75 miles from the border with the town of
Portsmouth. This neighborhood is developed with a mix of detached single-family, residential
condominium, municipal and small commercial uses. The subject is located 0.40± miles east of
Aquidneck Avenue (Route 138A) which has a variety of commercial, residential, retail, medical office and
municipal uses, 2.50± miles east of the Newport Bridge and 8.60± miles south of State Route 24.
The subject’s location has a Walk Score of 37, car-dependent, meaning most errands require a car, and a
Bike Score of 41, somewhat bikeable, meaning there is minimal bike infrastructure. RIPTA bus service is
available 1.0± mile to the north along East Main Road (Route 138).
There are five grocery stores (Shaw’s: 71 E. Main Road, Middletown; Stop & Shop: 1360 W. Main Road,
Middletown; Aldi’s: 890 W. Main Road, Middletown; Stop & Shop: 199 JT Connell Highway, Newport;
and Stop & Shop: 250 Bellevue Avenue, Newport) located between 2.0± and 3.6± miles of the subject
property.
Summary – The neighborhood has average functionality for affordable apartment use. The location offers
convenient access to local retail, commercial, and educational services, and public transportation is
located 1.0± mile away. The subject location is car dependent. Access to major transportation routes,
such as Interstates 95 and 195, is fair to average. The town of Middletown offers excellent access to the
city of Newport which offers potential employment opportunities for area residents as well as all the
amenities of a resort area with its attractions including beaches, parks, mansions and museums, and
restaurants with average commuter distance to Providence.
Market Area Analysis
Our demographic analysis relative to the proposed development is based on data from the Site To Do
Business, the 2010 U.S. Census, the RI Dept. of Labor and Training, and/or The Warren Group. We
analyzed demographic data for the state of Rhode Island, Newport County and for the town of Middletown.
We also analyzed demographic data for the 10-minute drive time, 20-minute drive time, and 30-minute
drive time from the subject’s location. We selected these study areas based on our prior interviews of local
property managers and owners and/or our experience in the market.
We note that the 10-minute drive time area encompasses the town of Middletown and extends to a
portion of the city of Newport and the town of Portsmouth, all within Aquidneck Island.
The 20-minute drive time area includes the preceding areas plus extends northerly to include nearly the
entire town of Portsmouth and across the Mount Hope Bridge into Bristol, easterly into Tiverton,
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southerly to include larger portions of the city of Newport, and westerly across the Newport Bridge to
include a large portion of Jamestown.
The 30-minute drive time area includes the preceding areas plus extends northerly to include most of the
town of Bristol, northerly and easterly to include Tiverton as well as Fall River and north Westport, MA
and westerly to encompass Jamestown as well as portions of Narragansett, South Kingstown and North
Kingstown.
Our analysis led to the following conclusions related to the proposed redevelopment of the subject property:
Location - The subject is located within the town of Middletown, RI. The subject’s neighborhood is primarily
residential in nature, though it is a mixed-use area with good access to Routes 138 and 138A. Access to
public transportation is limited to RIPTA bus service 1.0± mile to the north on Aquidneck Avenue, though
the senior center provides van service that has been historically available with 24 hour notice. The subject
location is car-dependent. The subject site is located 0.40± miles east of Aquidneck Avenue (Route 138A)
which has a variety of commercial, residential, retail, medical office and municipal uses, 2.50± miles east
of the Newport Bridge and 8.60± miles south of State Route 24. There are five grocery stores (Shaw’s:
71 E. Main Road, Middletown; Stop & Shop: 1360 W. Main Road, Middletown; Aldi’s: 890 W. Main
Road, Middletown; Stop & Shop: 199 JT Connell Highway, Newport; and Stop & Shop: 250 Bellevue
Avenue, Newport) located between 2.0± and 3.6± miles of the subject property. The subject property is
not located in an Opportunity Zone.
Target Market - The target market for the subject property is affordable housing for persons 55 and over,
commonly referred to as senior affordable housing. There continues to be a shortage of affordable housing
available in the state of Rhode Island with only six of 39 municipalities (Newport, Providence, Woonsocket,
Central Falls, Burrillville and New Shoreham) meeting or exceeding the state’s goal of 10% of housing being
considered affordable. Newport has the second highest percentage of affordable housing, at 15.61 percent, in
the state, behind only Woonsocket. Middletown has 5.44 percent of its housing stock qualified as low- to
moderate-income housing. The town of Portsmouth has 2.83 percent of its housing stock qualified as low- to
moderate-income housing. Competing properties operate at or near 100% occupancy with waiting lists,
especially for subsidized dwelling units throughout the local market area and state of Rhode Island. We note
that according to STDB the population of Middletown is expected to increase by 0.40± percent between
2020 and 2025.
Project Size - The size of a project considers existing supply and demand as well as projected demand for
affordable housing. The town of Middletown has considered a variety of schemes for redevelopment of the
subject property, with dwelling unit counts ranging from 34 to 60 dwelling units as of April 20, 2020 via a
document entitled “Middletown Senior Housing, Preliminary Schemes.” This document was updated as
of July 8, 2020 to include a total of 40 dwelling units. We are aware of the following proposed affordable
housing projects and size in terms of the number of dwelling units: Bristol: 100-120 units; Pawtucket: 22
units; East Greenwich: 48 units; Providence: 26 units; and North Kingstown: 40 units. We are also aware of
the following affordable housing projects that are under construction: Newport: demolition of 58 units with
construction of 56 units; Charlestown and Richmond: two sites with a total of 43 units; Lincoln: 45 units;
West Warwick: 65 units (20 of which are market rate); and Fall River, MA: 32 units. With the exception of
the proposed property in Bristol and one of the proposed properties in Providence, the range of the other
projects is 22 to 65 dwelling. The high end of the range includes 20 market rate dwelling units and 45
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affordable dwelling units in West Warwick. The North Kingstown project represents Phase I of a two phase
project, which will include a total of 80 dwelling units. This project was phased due to availability of tax
credit financing. We conclude that a subject project size of 40± dwelling units is market-oriented.
Unit Sizes, Type, and Mix – There is no proposed unit size, type or mix yet proposed for the subject property.
The subject property is targeted for the 55+ population. Senior housing is the predominant form of
affordable housing in the state of Rhode Island, with most of this housing being Section 8 subsidized housing.
Churchwoods Senior Housing, located in Charlestown, RI, consists of 24 one-bedroom/one-bath units that
are 656± SF of gross living area in seven buildings. It is a 55+ community. Built in 2017, there were 200±
applicants for the units prior to completion. Section 8 senior housing in the state consists of numerous
properties. These properties typically include one-bedroom/one-bath units given the nature of the target
population. These properties typically offer some two-bedroom/one-bath units.
We surveyed 13 elderly/disabled Section 8 properties located throughout the state. The properties ranged in
size from 55 to 232 dwelling units, with an average of 122 and a median of 106 units. The total number of
dwelling units surveyed was 1,592. In terms of unit mix, the number of one-bed units ranged from 50 to 208
per property. The average number of one-bed units was 110 and the average number of two-bed units was
12. The average percentage of one-bed units was 90 percent while the average percentage of two-bed units
was 10 percent. In terms of unit size, one-bed units ranged in size from 528 to 650 square feet of gross living
area (“GLA”), with an average of 592 square feet of GLA and a median of 600 square feet of GLA. The
number of two-bed units ranged from 5 to 24 units per property. Two-bed units ranged in size from 702 to
920 square feet of GLA, with an average of 803 square feet of GLA and a median of 805 square feet of GLA.
We conclude that, given the expectation that the subject property will be 55+ housing, the subject should
have a large percentage of one-bedroom units and some two-bedroom units. Studio units could also be
considered given their limited supply in similar affordable housing throughout the state. In terms of unit size,
one-bedroom unit sizes at the upper end of the surveyed range of 528 to 650 square of GLA and twobedroom units at the upper end of the surveyed range of 702 to 920 square feet of GLA is recommended.
This is based, in part, on a number of the surveyed properties being in more urban settings in mid-rise
buildings versus garden style or low- to mid-rise properties. As a result, we recommend the following
potential unit sizes in our analysis: studio units: 450± SF; one-bedroom units: 650± SF; and two-bedroom
units: 850± SF. The development of the site in terms of density, construction and configuration will guide
actual unit sizes. The preservation of existing structures also influences unit density and hence, unit sizes.
Dwelling Unit Amenities – We surveyed seven properties in Rhode Island and one property in Fall River, MA.
These properties have affordable units and were built from 2017-2020 with some of the properties currently
under construction/renovation. Based on this survey and our experience with similar affordable properties
being constructed in the state, we recommend that the subject dwelling units include central air conditioning,
microwave and dishwasher. In addition, we are seeing less carpeting and more vinyl plank type flooring.
Some properties include ample closet space. These features are competitive within the market. In addition,
there is a continued movement toward sustainability with highly energy efficient and cost effective utilities, as
this will also be a draw to potential tenants responsible for a portion of their utility expense. Given the nature
of the proposed project, we also recommend grab bars in bathrooms.
Common Amenities – For the subject property, there is not a draw for access to public transportation, which is
limited on Aquidneck Island and consisting only of public bus routes. The subject is located one mile from a
bus stop. However, the subject is located near Newport and all it has to offer potential residents. In addition,
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the subject is convenient to grocery and other shopping. Furthermore, given the proposed tenant base, the
abutting Middletown Senior Center is an extremely convenient amenity for the proposed project. Given the
size of the property and lot, it is not feasible to offer a wide range of amenities. Based on our survey of seven
properties in Rhode Island and one property in Fall River, MA., common laundry and a community
room/space are typical for competing properties, as well as free on-site parking. Other common amenities
for consideration include the following: bike storage, extra tenant storage (especially if the subject has a
preponderance of one-bedroom units), community garden and/or outdoor courtyard/sitting area, package
room/area, and/or small fitness center. The lack of an elevator may deter some prospective tenants, so
considering the cost/benefit of elevator service for a 55+ community is important, depending on the final
number of floors.
Market Strengths and Weaknesses/Risks - The subject is reasonably well located in a market where there is
demand for market rate and affordable housing, given the occupancy and waiting lists for competing market
rate and affordable properties. It is located less than 1.30 miles from the border of the city of Newport,
with access to all the amenities that a resort city like Newport has to offer, including beaches, restaurants
and outdoor space. There are five grocery stores (Shaw’s: 71 E. Main Road, Middletown; Stop & Shop:
1360 W. Main Road, Middletown; Aldi’s: 890 W. Main Road, Middletown; Stop & Shop: 199 JT
Connell Highway, Newport; and Stop & Shop: 250 Bellevue Avenue, Newport) located between 2.0±
and 3.6± miles of the subject property.
Access to RIPTA bus service is limited, approximately one mile away. In addition, the subject is in a car
dependent location. The nearest highway access is 8.60± miles north at State Route 24. In addition, the
COVID-19 pandemic has cast a pall over the markets in general, though our surveys in the immediate area
and elsewhere in Rhode Island indicate continued demand for market rate and affordable housing product
with most property managers stating that collections remain strong. However, according to the latest survey
from the U.S. Census Bureau in mid-September 2020, 15.3% of renters stated they were not paid up on rent
and 25% have no confidence they’ll be able to pay next month. Uncertainty regarding future local economic
conditions creates risk for the subject property, especially as it relates to availability of any future funding.
The following are our conclusions related to the demographics of the primary market area, which is within a
30-minute drive time of the subject property.
Employment Trends – The number of employed residents decreased in the state of Rhode Island, Newport
County, and the town of Middletown from July 2019 to July 2020. The unemployment rates increased in
the state, county and town over this time period as well. Given the COVID-19 pandemic, the July 2020
unemployment rate for the state of Rhode Island was 11.4%, for the United States in August 2020 it was
8.40%, for Newport County it was 9.3%, and for the town of Middletown it was 10.0% as of July 2020. Of
the three areas reported above, the state of Rhode Island reported the highest July 2020 unemployment rate
of 11.4% while the county reported 9.3% and the town reported 10.0%. Based on data provided by the
Bureau of Economic Analysis, the employed population in the Providence-Warwick RI-MA MSA, the state,
and the county all increased year over year from 2009 to 2018, with the exception of a small decrease in the
state from 2009 to 2010 during the Great Recession. This is the most recent data per this source.
Employment By Occupation, Industry and Travel Time To Work – The 20-minute drive time area has a higher
percentage of white-collar workers and a lower percentage of services workers and blue-collar workers in
comparison to the 10- and 30-minute drive time areas. For the three drive time areas as reported by STDB,
the largest employer category is services followed by manufacturing, retail trade, construction and
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finance/insurance/real estate. For the three drive time areas as reported by STDB and the US Census, most
workers aged 16+ have commute times ranging from 10 to 34 minutes in length.
Occupation Wage Estimates – For the Providence-Warwick RI-MA metropolitan area, the annual mean wage is
$26.89 per hour or $55,930 per year. The highest annual mean wage is in the management category and the
lowest is in the food preparation and serving category.
Population Trends – The town of Middletown experienced a percentage increase in population from 2010 to
2020, which is lower than that of the county or state. For the period from 2020 to 2025, it is
forecast that the percentage population growth in the town will be below that of the county and state. The
30-minute drive time area experienced a higher percentage of population growth from 2010 to 2020 than
the other two areas and this trend is projected to continue from 2020 to 2025. Projections for the period
from 2020 through 2025 indicate a modest increase in population in all geographic areas.
Household Trends – Household growth followed a somewhat similar pattern to population growth as they are
both closely related. Household growth in Middletown trailed the growth rate of the county and the state
growth rates for the time period of 2010-2020, and it is forecast that the town household growth rate will be
below that of the state and county through 2025. From 2010 to 2020, percentage household growth was
lower in the 10-minute drive time area than in the 20- and 30-minute drive time area. This trend is expected
to continue from the time period of 2020 to 2025. Moderate increases in household growth are projected
over the next five years in all three drive time areas. The largest household size category in the 10-minute
and 20-minute drive time areas is the one-person household, followed by two-person households. For the
30-minute drive time area, the percentage of two-person households is slightly larger than one-person
households. There has not been a significant change in household size for each of the three geographic areas
from 2010 to 2020, and the average household size is projected to decrease in all three drive time areas by
2025. The average household size in 2020 is higher in the 30-minute drive time area than in the other two
areas, with this trend expected to continue in 2025.
Housing Tenure – The 20-minute drive time area has the largest percentage of owner-occupied housing units
during each time period when compared with the 10-minute and 30-minute drive time areas. From 20102020 the number of owner-occupied units has increased in all three drive time areas while the number of
renter-occupied units has decreased in the 10- and 20-minute drive times and increased in the 30-minute
drive time area. The number of 55+ owner occupied housing units is higher in the 20-minute drive time
area.
Housing Stock – The largest category of housing in all three drive time areas is single family detached,
followed by 2 to 4 units in all three drive time areas. According to neighborhoodscout.com, 43.3 percent of
the housing stock in Middletown dates from 1940 to 1969; 37.5 percent dates from 1970 to 1999; 11.3
percent dates from 1939 or older; and 7.9 percent is from 2000 or newer. In terms of home types, 59.5
percent of the housing stock is comprised of single-family residences; 14.7 percent is comprised of small
apartment buildings; 13.6 percent are apartment complexes; 7.6 percent are townhouses; and 4.0 percent
are mobile homes.
Building Permit Activity – For the town of Middletown from 2006 to 2011 there was a steady decrease in
residential permits. From 2012 to 2019, residential permit activity increased in six of eight years, with
increases in each of the past three years. Based on HUD data, there has been very little activity in terms of
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multi-family permit activity, with only two years of activity in 2017 and 2019. In 2019, there were only four
multi-family units and in 2017 there were six. For Newport County, the most active year for single-family
permits was in 2006 followed by 2008. For the time period 2012 to 2019, there was an increase in permit
activity in five years and a decrease in three years. For the time period 2017 to 2019, residential permit
activity ranged from 140 to 156 units. In terms of Newport County multi-family permit activity, it has been
low in the county for the past five years per HUD. The total residential permit activity was 119 units during
this time period.
Population By Age – The largest population categories in the 10-minute, 20-minute and 30-minute drive time
areas are the 35-54 and 20-34 age groups. The population in the age category of 65-74 years increased from
2010 to 2020 and is projected to increase from 2020 to 2025 in all three drive time areas.
Median Age – The median age increased in all three geographic areas from 2010 to 2020. Similar trends are
projected through 2025. The median age decreases as one moves out from the 10- and 20-minute drive time
area to the 30-minute drive time area.
Education – The educational attainment data indicate that in all three drive locations, the bachelor’s degree
category has the highest percentage of the population over 25 years, followed by either the
graduate/professional degree or high school graduate category.
Household Income – Median household income in 2019 for Newport County was above the median household
income for the state of Rhode Island and the town of Middletown. This trend is forecast to continue over the
next five years through the year 2025. The percentage of households with estimated 2020 median household
incomes less than $50,000 in the 10-minute drive time area was 37.5± percent, in the 20-minute drive time
area was 33.3± percent, and in the 30-minute drive time area was 41.7± percent. Similar relationships
between the geographic areas are projected through 2025 although the percentage of households with
median household incomes less than $50,000 is expected to be lower in all areas than it was in 2020. Also,
2020 median household income is higher in the 20-minute drive time area compared to the 10-minute drive
time area and the 30-minute drive time area. In terms of projections for 2025, this trend is expected to
continue.
For the 55+ population, the percentage of households with estimated 2020 median household incomes less
than $50,000 in the 10-minute drive time area was 42.6± percent, in the 20-minute drive time area was
37.8± percent, and in the 30-minute drive time area was 45.6± percent. Similar relationships between the
geographic areas are projected through 2025 although the percentage of households with median household
incomes less than $50,000 is also expected to be lower in all areas than it was in 2020. Also, 2020 median
household income is higher in the 20-minute drive time area compared to the 10-minute drive time area and
the 30-minute drive time area. In terms of projections for 2025, this trend is expected to continue.
Net Worth – In terms of net worth, the lowest median net worth is in the 30-minute drive time area while
the lowest average net worth is in the 10-minute drive time area. The largest percentage of the
households in the 10-minute drive time area and the 30-minute drive time area are in the net worth
category of less than $15,000.
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Based on the preceding demographics, particularly the income analysis, affordable housing units would
continue to be supported in the Middletown market area. The demographic analysis also supports housing
for the 55+ population, given the projected increase in median age and in the 65-74 age category.
Affordable Rents and Market Rents “As Complete”
“As complete,” the subject is the potential demolition of the existing improvements and redevelopment
into an affordable apartment property which may or may not have unrestricted rental units as well.
Affordability restrictions could include subsidized rents for very low income residents paying 30% of
their income, up to 30%, 50%, and 60% of AMI LIHTC rents, and/or up to 80% and 100% of AMI
workforce housing rents.
We did not receive any projections regarding unit configuration or projected rents.
We have determined the maximum allowable rent for the potential affordable units from Novogradac &
Company and based on HUD data. The affordable rents are summarized in the following table. We
reviewed studio, one-bedroom and two-bedroom units. The studio units are based on an occupancy of
1.0 persons. The one-bedroom units are based on an occupancy of 1.5 persons. The two-bedroom units
are based on an occupancy of 3.0 persons. The maximum allowable rents assume that the landlord will pay
gas heat, gas hot water, cold water, sewer, and trash/recycling. The tenant will pay for cooling, electric
cooking, and other electricity.
The following table summarizes the current maximum allowable affordable rents for the subject property
per Novogradac & Company and our concluded market rents.
AFFORDABLE RENTS AND MARKET RENT

650 Green End Avenue, Middletown, RI
Unit Type
Studio
One-Bedroom
Two-Bedroom

30% AMI
50% AMI
Max Affordable Rents Max Affordable Rents
$491
$844
$522
$900
$617
$1,072

60% AMI
Max Affordable Rents
$1,021
$1,090
$1,299

80% AMI
100% AMI
Max. Affordable Rents Max. Affordable Rent
$1,373
$1,726
$1,467
$1,845
$1,752
$2,206

Market Rents
$1,300
$1,540
$1,810

As indicated in our market rent analysis, which is presented in the body of the report, and by the
preceding table, our concluded market rents are materially higher than the maximum allowable up to
30%, 50%, and 60% of AMI rents, are similar for the up to 80% of AMI rents, and below the up to
100% affordable rents per Novogradac & Company. Based on our analysis of other tax credit properties,
we conclude that 85% - 95% of the maximum allowable affordable rents are achievable. The maximum
allowable affordable rents were calculated using the Novogradac & Company Rent and Income Limit
Calculator. Copies of these forms are in the Addenda.
Based on the above, we conclude that affordable rents above 80% of AMI would compete with market rate
units and may preclude the ability to achieve maximum allowable affordable rents at these affordability
thresholds. The maximum allowable affordable and market rents are reflected of the current market.
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Demand for Market Rate and Affordable Housing
Based on our survey of surrounding market rate and affordable properties in the primary market area, all
surveyed properties are experiencing high occupancy rates. Many of the area affordable properties have a
mixture of affordability programs at their site including LIHTC in addition to mobile Section 8 vouchers
or subsidized Section 811 units, and/or project-based Section 8 HAP contracts. Our survey of market
rate properties in the subject’s local area indicated occupancy rates from 95% to 98%, while surveyed
affordable properties exhibit stabilized occupancy with waiting lists.
Especially at newer properties, nearly maximum allowable or maximum allowable LIHTC/affordable
rents are being achieved. We conclude that demand for affordable housing units exceeds supply in the
subject’s market area, particularly given the limited supply of elderly affordable properties and the lack of
new supply in the pipeline. In our experience, up to 80% and 100% of AMI units will typically compete
for tenants who are also pursuing market rate housing. Our analysis supports this given our concluded
market rents versus maximum allowable up to 80% and 100% of AMI rents.
We conclude that the subject property should consider a range of affordability restrictions, both
subsidized and unsubsidized, that align with demand as well as available financing threshold and program
alternatives as well as financial feasibility. This may also entail the inclusion of some market rate units
versus over 80% AMI workforce housing units.
Capture Rate Analysis
The subject property “as is” consists of a portion of a tax lot improved with a former school building.
“As complete,” the subject would involve the potential demolition of the existing improvements and
redevelopment into an affordable apartment property which may or may not have unrestricted rental
units as well. Affordability restrictions could include subsidized rents for very low income residents
paying 30% of their income, up to 30%, 50%, and 60% of AMI LIHTC rents, and/or up to 80% and
100% of AMI workforce housing rents.
In order to determine whether the up to 50% and 60% of AMI LIHTC rents, and/or up to 80% and
100% of AMI workforce housing rents are achievable within the drive time areas, we have examined
the pool of potential renters. We considered up to 30% of AMI rents would most likely be
subsidized, and did not include that AMI threshold in this analysis. A qualified renter must have an
income below the respective maximum levels, but still have adequate income to afford the
apartment. Based on our prior experience with various affordable programs and conversations with
affordable property experts and advocates, we have ascertained that it is preferable for tenants to
spend no more than 30 percent of their income on housing. In this case, housing includes rent and
utilities. However, based on the methodology used to calculate the maximum rents for each unit
type/AMI level, tenants must pay more than 30 percent of their income for rent and utilities if the
maximum rents are to be achieved. Nationwide the percentage of their income tenants in affordable
units are paying is increasing. In some parts of the country it is common for LIHTC tenants to allocate
over 50 percent of their household income to rent. Based on our experience and the preceding
discussion, we have used 40 percent of household income spent on rent and utilities for the subject
dwelling units.
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Using the maximum allowable affordable rents, we have calculated the income range between 40 percent
of household income and the maximum permitted income for the subject units. The maximum
household income is based on the Newport-Middletown-Portsmouth, RI HUD Metro FMR Area 2020
data.
Affordable Rent and Household Income Required
650 Green End Avenue, Middletown, RI
Unit Type

AMI

Affordable
Rent

Studio
One-Bedroom
Two-Bedroom
Studio
One-Bedroom
Two-Bedroom
Studio
One-Bedroom
Two-Bedroom
Studio
One-Bedroom
Two-Bedroom

50%
50%
50%
60%
60%
60%
80%
80%
80%
100%
100%
100%

$844
$900
$1,072
$1,021
$1,090
$1,299
$1,373
$1,467
$1,752
$1,726
$1,845
$2,206

40 Percent Maximum
HH Income HH Income
$25,320

$35,350

$27,000
$32,160
$30,630
$32,700
$38,970
$41,190
$44,010
$52,560
$51,780
$55,350
$66,180

$37,875
$45,450
$42,420
$45,450
$54,540
$56,480
$60,250
$72,640
$70,600
$75,650
$90,800

Income within the income eligible band encompassing ranges from $25,320 - $90,800. We used 1.0
person for the studio units, 1.5 persons for the one-bedroom units, and 3.0 persons for two-bedroom
units. Using the previously presented renter occupied housing units on pages 19-20 and detailed
household income data on pages 26-28 of this report, we have determined the number of income eligible
households within the referenced income bands, in the 10-minute, 20-minute, and 30-minute drive time
areas from the subject property. Where necessary we have extrapolated the data. The following
presents information based on 2010 and 2020 data. The eligible population is 55 years of age and older.
Given the number of dwelling units planned for the subject property, we combined the income eligibility
bands for the entire property in calculating the capture rate.
•
In the10-minute drive time area, 41.80 percent of the 3,277 households are income eligible.
•
In the 10-minute drive area, 34.82 percent of the 6,816 occupied housing units are renter occupied, or
2,373 units.
•
In the 20-minute drive time area, 38.90 percent of the 13,608 households are income eligible.
•
In the 20-minute drive time area, 28.57 percent of the 11,579 occupied housing units are renter
occupied, or 3,308 units.
•
In the 30-minute drive time area, 42.13 percent of the 38,641 households are income eligible.
•
In the 30-minute drive time area, 34.50 percent of the 32,868 occupied housing units are renter
occupied, or 11,339 units.
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Thus, the total number of renter-occupied housing units within the eligible income bands is calculated as
follows:
41.80% of total households in income eligible band x 2,373 renter occupied housing units =
991± renter households in the eligible income band in the 10-minute drive time area.
38.90% of total households in income eligible band x 3,308 renter occupied housing units =
1,286± renter households in the eligible income band in the 20-minute drive time area.
42.13% of total households in income eligible band x 11,339 renter occupied housing units =
4,777± renter households in the eligible income band in the 30-minute drive time area.
Capture Rate For The Subject Property
The capture rate is defined as follows: the number of affordable units in the project divided by the total
number of households in the income eligible band that are renters. Therefore, in our capture rate we
used 40 affordable units, though we understand that no decision has yet been made regarding the number
of units for the subject property or whether some of the units would be market rate. We have presented
the 10-minute, 20-minute, and 30-minute drive time areas in this analysis. Thus, the capture rate for the
subject property is calculated as follows.
40 affordable units/991 income eligible renter occupied housing units in 10-minute drive time area =
4.04%
40 affordable units/1,286 income eligible renter occupied housing units in 20-minute drive time area =
3.11%
40 affordable units/4,777 income eligible renter occupied housing units in 30-minute drive time area =
0.84%
The capture rate for the 10-minute drive time area indicates that 4.04± percent of the income eligible renter
occupied housing units need to be captured by the subject to achieve 100 percent occupancy. The capture
rate for the 20-minute drive time area indicates that 3.11± percent of the income eligible renter occupied
housing units need to be captured by the subject to achieve 100 percent occupancy. The capture rate for the
30-minute drive time area indicates that 0.84± percent of the income eligible renter occupied housing units
need to be captured by the subject to achieve 100 percent occupancy. We used the same income band range
in all three drive time analyses.
Overall Capture Rate Conclusions
Based on our survey of the market, there is a limited supply of affordable housing in the area, with only
one affordable housing property for the elderly in Middletown, and additions to the supply of affordable
housing would be met with positive reception and strong demand. In addition, market rate properties
are well leased in the market area, and our survey of the market indicated occupancy rates ranging from
95± to 98± percent. These capture rates assume that the subject dwelling units would be a mix of at up
to 30%, 50%, 60%, 80% and/or 100% of AMI affordable units.
Based on our analysis of other tax credit and market rate properties and the subject’s competitive
position, we conclude that the subject will be able to approach and achieve 85 to 95 percent of its
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maximum allowable affordable rents as newer comparable properties in the market approach or achieve
maximum allowable affordable rents.
We conclude that the subject’s capture rate would occur within a 30-minute drive time area.
The above capture rates also consider that all of the proposed affordable income thresholds are included.
As a result, if an income band were eliminated, this would reduce the number of income eligible
households for the subject property.
Penetration Rate Analysis
The penetration rate is the percentage of income qualified renter households which must be captured in the
primary market area to reach stabilized occupancy. The primary market area for the subject property is
within a 30-minute drive time area. This rate is different from the capture rate in that it considers the total
number of affordable units in the subject’s market area as compared to the capture rate which only
includes the subject’s affordable units and not the competition. As indicated, we have estimated that the
subject would offer a total of 40 affordable units at a mix of the following income levels: up to 30%, 50%,
60% , 80% and 100% of AMI affordable units.
We contacted the Middletown town planning office and reviewed the town’s comprehensive plan for
information on affordable housing in the town. We also queried the HUD LIHTC Database for affordable
housing properties in Newport County via https://lihtc.huduser.gov/, affordablehousingonline.com and
lowincomehousing.us. Based on this research, which included a few properties beyond Newport County, we
identified a total of 12 properties classified as catering to the elderly or having at least some elderly units,
with a total of 400± affordable dwelling units. Including the potential inclusion of 40 additional subject units,
the total is 440 units. These properties include subsidized and unsubsidized units and may include units that
would not directly compete with the subject property. Based on our research and conversations as well as our
experience with many affordable properties throughout the state of Rhode Island, most of the competing
properties have waiting lists.
Many of the units identified are existing properties that are subsidized with Section 8 project-based or tenantbased vouchers or have other subsidies attached to them. We project that the number of non-subsidized
affordable units would be fewer than the total of 400 units identified above.
The subject, for purposes of analysis, is estimated to have a total of 40 dwelling units. Below are the number
of income eligible renter occupied housing units in the three surveyed drive times:
991± income eligible renter occupied housing units in 10-minute drive time area
1,286± income eligible renter occupied housing units in 20-minute drive time area
4,777± income eligible renter occupied housing units in 30-minute drive time area
Below are penetration rates taking into account all of the surveyed units:
440 units /991 income eligible renter occupied housing units in 10-minute drive time = 44.40%
440 units /1,286 income eligible renter occupied housing units in 20-minute drive time = 34.21%
440 units /4,777 income eligible renter occupied housing units in 30-minute drive time = 9.21%

Keystone Consulting Group

xv

The penetration rate for the 10-minute drive time area indicates that 44.40± percent of the income eligible
renter occupied housing units need to be captured by the subject to achieve 100 percent occupancy. The
penetration rate for the 20-minute drive time area indicates that 34.21± percent of the income eligible
renter occupied housing units need to be captured by the subject to achieve 100 percent occupancy. The
penetration rate for the 30-minute drive time area indicates that 9.21± percent of the income eligible renter
occupied housing units need to be captured by the subject to achieve 100 percent occupancy. We project
that the subject unsubsidized affordable units would achieve a penetration rate within the 30-minute drive
time.
Penetration Rate Conclusion
We conclude that the subject’s penetration rate would occur within the 30-minute drive time area. This
considers waiting lists for other affordable properties in the area and the estimated unit size of the subject
property.
Absorption Rate Analysis
“As complete,” the subject is the potential demolition of the existing improvements and redevelopment
into an affordable apartment property which may or may not have unrestricted rental units as well.
Affordability restrictions could include subsidized rents for very low income residents paying 30% of
their income, up to 50%, and 60% of AMI LIHTC rents, and/or up to 80% and 100% of AMI
workforce housing rents. We assume that an up to 30% of AMI units would be subsidized. We have
provided an overview of absorption rates for affordable and market rate housing properties in the
subject’s market area, which experienced the most recent absorption.
• Upton Residences, Providence– This is a 30-unit mixed-income property that came on line in the fall of
2019. The property has a mix of 60%, 100% and 120% of AMI units. 22 of the 30 units have been leased
for an absorption rate of 4-5 units per month.
• Downtown Lofts, Fall River – This is a 38-unit mixed-income property that came on line in February 2020
prior to the COVID-19 pandemic. The property has ten 80% of AMI units and 28 market rate units.
Absorption has been 7± units per month with 35 units leased as of September 3, 2020, including 8 units in
the process of move-in.
• Station Row, Providence– This is a 169-unit market rate property that came on line with pre-leasing
beginning in April 2019 and marketing beginning in January 2019. Absorption has been 14± units per
month.
• Reynolds Farm, North Kingstown– This is a 90-unit market rate property that came on line in 2019. Of
the total units, 15 are at 80% of AMI. Leasing began in April 2019 and absorption has been 20+ units per
month. The property manager stated that all of the 80% of AMI units were leased.
• Georgiaville Village Green, Smithfield – This is a 42-unit affordable housing property. The property has a
mix of Section 811 subsidized and up to 60% of AMI units. Leasing began the end of June 2019 and as of
the end of August 2019, all 20 units that were available were leased for an absorption rate of 10± units per
month.
• Maplewoods, Providence – This is a 40-unit affordable housing development of new construction with a
mix of HOME and up to 60% of AMI units. Pre-leasing began before April 2019; the property was
completed in April 2019 with full occupancy in June 2019. Tenants began moving into this property in
April 2019. As a result, all units were absorbed within 60± days or 20± units per month.
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• Sixty King Street, Providence – This is a 60-unit affordable housing mill redevelopment property with a
mix of 30% of AMI, 60% of AMI and market-rate units. Pre-leasing began in mid-August 2018, the rehab
of the property was completed in October 2018 and full occupancy happened by December 1, 2018.
Tenants began moving into this property in November 2018. As a result, all units were absorbed within
90± days or 17± units per month.
• Case-Mead Lofts, Providence –This five-story, mixed-use, elevator-served, apartment over retail property
originally was renovated in 2016-2017. The property is located on the corner of Dorrance Street and
Weybosset Street. The upper floors were converted into 44 residential units. Units, which are fully
furnished, are marketed toward students and young professionals in the Providence area and have high-end
modern finishes in all of the units. There is no on-site parking. The property leased up in 4-5 months or
10± units per month following a pre-opening marketing period.
• Churchwoods, Charlestown – This 24-unit senior affordable housing property was built in 2017 and began
lease-up in December 2017. This property includes 50%, 60% and 80% of AMI units. All but one of the
units was leased and occupied within 45 days of completion or 16± units per month. All units are onebedroom/one-bath in configuration.
• Promenade at The Foundry, Providence – This mixed-use redeveloped mill complex, located on the west
side of Interstate 95 in Providence, underwent lease-up of the Sharpe building. This is the 13th and final
building to be restored in the complex. The building houses 196 luxury residential units. These units
nearly doubled the total of 237 existing units within the complex. As of March 2017, the property was
95% leased at an absorption rate of 10± to 15± units per month.
Absorption Rate Conclusion
The apartment market reflects positive fundamentals fueled by continued strong demand for rental units.
Market rate apartment properties in the subject’s market area exhibit occupancy rates ranging from 95± to
98± percent. We conclude that the subject property will compete well in the local market given that it will
be a newly constructed development in excellent condition and given the convenient proximity of social
services, educational facilities, shopping centers, and highways as well as its access to the city of Newport and
the town of Middletown senior center.
Given the condition of the subject property “as complete” and the absorption rates for new affordable and
market rate rental housing, and assuming pre-leasing and professional marketing, we conclude that
absorption of an average of 7± units per month is reasonable and supported by the market. If the property,
for instance, totaled 40 dwelling units, the absorption period would be 6± months.
Market Study Conclusions
The subject property will benefit from a general lack of elderly and senior affordable housing in the town
of Middletown and from its location near the city of Newport, where residents will have access to a
variety of amenities and attractions. The subject neighborhood, location and surrounding uses of the
subject property, including the on-site Middletown senior center, provide a suitable location for
affordable multi-family use. In addition, there is demand for affordable housing in the state, and there is
no elderly affordable housing in the pipeline in the town of Middletown.
Based on our analysis of other similar properties and the subject’s competitive position, we conclude that
the subject proposed affordable housing project is economically feasible, units would be in demand, and
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would be absorbed at 7± units per month. If the property totaled 40 dwelling units absorption would be
within 6± months of completion. We also conclude that the subject property would be able to achieve
85% to 95% of the maximum allowable affordable rents.
We note that our Market Study is reflective of the subject characteristics and market conditions as of
September 25, 2020.
Town of Middletown Affordable Housing Analysis and Conclusions
In addition to the previous project-based conclusions, we also analyzed the following for the town of
Middletown:
• number of market-accepted affordable housing units
• mix of family versus senior housing
• market-accepted unit mix (bedroom and bathroom mix), unit type (single-family residential,
multi-family rental and/or residential condominium) and affordability mix (subsidized very low
income, maximum allowable and achievable up to 30%, 50% and 60% of AMI LIHTC, and up to
80% and 100% of AMI workforce housing rents)
The preceding conclusions for the proposed project and recommendations for the town of Middletown
considered financing programs available via Rhode Island Housing, and relied in part on affordable housing
data provided by Housing Works RI at Roger Williams University in its 2019 Housing Fact Book, the most
recent version published to date.
Number Of Market-Accepted Affordable Housing Units
It is clear that the town of Middletown has an opportunity to increase its inventory of affordable housing,
including meeting, over time, the 10% statewide threshold. The addition of 40 multi-family affordable
dwelling units to the existing inventory of 374 units would increase the percentage of long-term affordable
housing to 414 units or 6.0± percent of the long-term year round housing stock. The proposed units would
add to the level of senior housing stock. Given our analysis, there is demand to support 40± additional
affordable housing units within a 30-minute drive time from the subject property’s location.
In terms of determining the number of market-accepted affordable housing units in town, it is useful to
analyze the number of income-eligible households in town. We reviewed the number of income eligible
households regardless if the household is a renter or owner household. This provides the total number of
income eligible households in town. While this does not translate into the actual supply of households or
demand for affordable housing given that most likely only a small percentage of existing owner households
would be interested in moving into new affordable housing, it is a benchmark of total income eligible
households. In actuality, demand for affordable housing crosses town and city boundaries. Of note is that the
city of Newport is ranks 2nd in the state with 15.61% of its housing stock classified as affordable while
Portsmouth ranks 31st in the state with 2.83% of its housing stock classified as affordable.
For the town of Middletown, we focused on income eligibility from up to 30% to up to 80% of AMI. Based
on our analysis and our experience, once you move above 80% of AMI, the potential tenant pool includes
non-income eligible tenants looking for market rate housing.
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Based on our prior experience with various affordable programs and conversations with affordable
property experts and advocates, we have ascertained that it is preferable for tenants to spend no more
than 30 percent of their income on housing. In this case, housing includes rent and utilities.
The maximum household income is based on the Newport-Middletown-Portsmouth, RI HUD Metro
FMR Area 2020 data. We also focused on unit types that ranged from studio to three-bedroom units.
While there are affordable properties with unit types that exceed three-bedrooms, it is not prevalent in
the market. For purposes of analysis, we assumed that rents would include all utilities.
Household Income Required For Income Eligibility
Newport-Middletown-Portsmouth RI HUD Metro FMR Area
2020 Income Limits
No. Persons

30% AMI

50% AMI

60% AMI

80% AMI

1
2
3
4
4.5

$21,210
$24,240
$27,270
$30,270
$31,485

$35,350
$40,400
$45,450
$50,450
$52,475

$42,420
$48,480
$54,540
$60,540
$62,970

$56,560
$64,640
$72,720
$80,720
$83,960

Income within the income eligible band ranges from $21,210 - $83,960. We used 1.0 person for the
studio units, 1.5 persons for the one-bedroom units, 3.0 persons for two-bedroom units and 4.5 persons
for three-bedroom units. Following is the breakdown of households in town by income.

The total number of income eligible households in the town of Middletown is 3,132 or 46± percent of
2020 households in town. While this number would indicate a significant number of income eligible
households, 4,002 or 51.4% of all households are ownership households while 2,831 or 36.4% of all
households are renter households. In reality, only a fraction of the income eligible households that are
owners would be interested in affordable homeownership housing as well as the fact that much of this
housing stock financing is for first time home ownership. However, using different capture rates, we can
extrapolate potential demand for affordable housing in town.
Using a capture rate of 1.0 percent, there would be demand for a total of 31± affordable housing units.
Using a capture rate of 2.0 percent, there would be demand for a total of 62± affordable housing units
Using a capture rate of 3.0 percent, there would be demand for a total of 93± affordable housing units
Using a capture rate of 4.0 percent, there would be demand for a total of 125± affordable housing units
Using a capture rate of 5.0 percent, there would be demand for a total of 155± affordable housing units
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The town has an existing affordable housing inventory of 374 units based on the 2019 Housing Fact
Book or 5.44% of its housing stock. Should the town add 40± elderly units as part of the 650 Green End
Avenue proposed project, the affordable housing inventory would increase to 414± units or 6.0±
percent of its housing stock. In order to reach the 10% threshold, the town would need to add another
275± units.
Based on the above analysis, and tempered by minimal population growth through 2025, there is an
opportunity for the town to add between 30± and 155± units based on eligible households in town. In
reality, supply and demand are created beyond town borders for affordable housing, and present
additional eligible households for new or renovated affordable housing.
Based on the above, and extrapolating future household growth rates and percentage of owner-occupied
versus renter-occupied affordable housing households, we conclude that the town, based on projected
household growth, projected income-eligible households, and projected capture rates, would require a total
of 15± to 40± owner-occupied units and 50± to 75± renter-occupied units.
In reality, supply and demand are created beyond town borders for affordable housing, and present
additional eligible households for new or renovated affordable housing.
Mix of Family Versus Senior Housing
At present, the town is considering adding senior affordable housing at 650 Green End Avenue. The
proposed number of units has been reported to range from 40 to 55 dwelling units. In our analysis for the
site, we projected that 40 dwelling units would be constructed on site. Given the number of 55+ income
eligible households within a 30-minute drive time area of the site, this project would appear to help to
meet the need for affordable senior housing in town. This also considers the aging of the population in
general.
We would recommend that any additional affordable housing in town focus on family housing, but not to
the exclusion of elderly affordable housing. Depending on the geographical area the town desires to pull
from, given the general need for affordable housing in the market, affordable housing for families would
be met with demand.
Market-Accepted Unit Mix And Unit Type
In terms of unit mix, affordable housing properties provide units that can range generally from singleroom occupancy to five-bedroom units. Most affordable senior housing properties in the state are
comprised of one- and two-bedroom units, all with one bathroom. For Section 8 elderly and disabled
properties in the state and given the nature of the tenant population, the significant majority of units are
one-bedroom units. For family affordable properties, it can be a unit mix that ranges generally from twoto five-bedrooms with one- to two-baths. Some family properties are townhouse style and can be in
multiple structures versus most elderly affordable housing in the state is in one elevatored building. Based
on the makeup of family affordable housing in the state, two- and three-bedroom units are the
predominant unit mix for family properties.
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In terms of unit type, distinguishing single-family residential ownership versus multi-family rentals, the
vast majority of affordable housing in the state is via multi-family rental housing. The economies of scale
derived from multi-family rental housing provide the ability to house several income eligible households
in a single development and increase the amount of affordable housing in town in a more efficient
manner. However, a town desiring to offer a variety of affordable housing options can partner with local
housing groups as well as Rhode Island Housing to build new single-family residential housing or renovate
existing housing, particularly in blighted areas, to the extent they exist in town.
Market-Accepted Affordability Mix
In terms of affordability mix, there is a range of subsidized and unsubsidized housing properties in the
state of Rhode Island. Subsidized housing provides payments to property owners and results in a more
stable cash flow and supply of potential tenants. Unsubsidized affordable housing, to include up to 50%
and 60% of AMI LIHTC, as well as up 80%, 100% and 120% of AMI workforce housing, for instance,
requires the tenants to pay the entire monthly rent without any subsidies. For some properties in the
state, maximum allowable AMI rents are not able to be achieved without voucher payments.
The affordability mix for a particular property is driven by a variety of factors, including available financing,
requirements of that financing and financial feasibility of the specific project. Federal and state tax credits (as
available), often combined with local grants, provide an ability to finance affordable housing in a way that
creates a financially sustainable asset. In the state of Rhode Island, most new affordable housing properties
include a mix of subsidized and unsubsidized units. Other properties we have been involved in from a
valuation standpoint also include a mix of affordable and market rate dwelling units, with some including a
small retail segment as well.
As discussed throughout this report, once the 80% of AMI threshold is reached, the maximum allowable
affordable rents resemble market rents. As a result, we would not recommend large segments of the
affordable housing inventory to be at these threshold levels. In addition, the availability of affordable
financing is competitive, as is the availability of the tax credits associated with much of this development, as
only a portion of submitted proposals are accepted for development.
In order to provide the town with additional information regarding the use of federal and state tax credits (as
available), we presented several recent tax credit deals which have been used to help finance several
affordable housing developments in the state and surrounding area.
We recommend that the town work with affordable housing consultants, property developers and Rhode
Island Housing to match owner and tenant demand with available financing for its affordable housing.
The global outbreak of a "novel coronavirus" known as COVID-19 was officially declared a pandemic by the World Health
Organization (WHO). It is currently unknown what direct, or indirect, effect, if any, this event may have on the national
economy, the local economy or the market in which the subject property is located. The reader is cautioned, and reminded,
that the conclusions presented in this appraisal report apply only as of the effective date(s) indicated. The appraiser makes
no representation as to the effect on the subject property of this event, or any event, subsequent to the effective date of the
appraisal.
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Part II – Factual Data
PROJECT DESCRIPTION
Overview of the Subject Property
The objective of this market study is to survey historic and expected demand for residential affordable and
market rate rental units in the Middletown, RI market area. The subject of this report is the potential
redevelopment of a portion of town-owned property located at 650 Green End Avenue, Middletown,
Newport County, Rhode Island. The subject site includes the former Peckham School that is projected to be
demolished in order to redevelop a portion of the existing tax lot into affordable housing for the 55+ target
market. The existing tax lot also includes an existing senior center that is projected to be retained as part of
the redevelopment of the site. The purpose of this market study is to draw conclusions regarding this
potential redevelopment project as well as make recommendations for the town of Middletown regarding
affordable housing in general as outlined earlier in this market study.
Conclusions were drawn concerning the following for the subject project “upon completion:”
• Market-accepted project size in terms of number of dwelling units
• market-accepted unit mix (bedroom and bathroom mix)
• dwelling unit sizes
• dwelling unit and project amenities
• market rent
• affordability mix including subsidized very low income, maximum allowable and achievable up to
30%, 50% and 60% of area median income (“AMI”) affordable/low-income housing tax credit
(“LIHTC”), and up to 80% and 100% of AMI workforce housing rents
• inclusion of market rate dwelling units
• capture, penetration and absorption rates
In addition to the above project-based conclusions, we also analyzed and made recommendations regarding
the following for the town of Middletown:
• number of market-accepted affordable housing units
• mix of family versus senior housing
• market-accepted unit mix (bedroom and bathroom mix), unit type (single-family residential,
multi-family rental and/or residential condominium) and affordability mix (subsidized very low
income, maximum allowable and achievable up to 30%, 50% and 60% of AMI LIHTC, and up to
80% and 100% of AMI workforce housing rents)
The above conclusions for the proposed project and recommendations for the town of Middletown
considered financing programs available via Rhode Island Housing, and relied in part on affordable housing
data provided by Housing Works RI at Roger Williams University in its 2019 Housing Fact Book, the most
recent version published to date.
The subject is identified by the town of Middletown assessor’s office as a portion of Parcel ID# 120/27. The
entire tax lot contains 276,880± SF or 6.36± acres of land area. The subject would consist of a to-be650 Green End Avenue, Middletown, RI
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determined portion of this tax lot. The subject tax lot has 661± feet of frontage on Green End Avenue.
The existing tax lot includes the former Peckham School, which is expected to be demolished as part of the
proposed redevelopment, the former Berkeley School which functions as a senior center and is expected to
be retained, and the War Memorial/Berkeley-Peckham Field which includes a baseball field, dugouts,
spectator stands, concessions building, restrooms, storage shed, scoreboard and park with gazebo, which is
also expected to be retained, though it is possible that a portion of this land would be utilized for the
proposed redevelopment. The existing tax lot includes lined parking for 30± vehicles, as well as a pad that
remains following the demolition of a structure located to the rear of the existing building improvements.
At present, we are unaware of a date to commence redevelopment of the subject property.
We project that the landlord will pay gas heat, gas hot water, cold water, sewer, and trash/recycling. The
tenant will pay for cooling, electric cooking, and other electricity. It is also recommended that the subject
provide highly energy efficient and cost effective utilities which will also be a draw to potential tenants
responsible for their portion of utility expense.
Location - The subject is located within the town of Middletown, RI. This location is primarily residential in
nature, though it is a mixed-use area with good access to Routes 138 and 138A. Access to public
transportation is limited to RIPTA bus service 1.0± mile to the north on Aquidneck Avenue, though the
senior center provides van service that has been historically available with 24 hour notice. The subject
location is car-dependent. The subject site is located 0.40± miles east of Aquidneck Avenue (Route 138A)
which has a variety of commercial, residential, retail, medical office and municipal uses, 2.50± miles east
of the Newport Bridge and 8.60± miles south of State Route 24. There are five grocery stores (Shaw’s:
71 E. Main Road, Middletown; Stop & Shop: 1360 W. Main Road, Middletown; Aldi’s: 890 W. Main
Road, Middletown; Stop & Shop: 199 JT Connell Highway, Newport; and Stop & Shop: 250 Bellevue
Avenue, Newport) located between 2.0± and 3.6± miles of the subject property. The subject property is
not located in an Opportunity Zone.
Target Market - The target market for the subject property is affordable housing for persons 55 and over,
commonly referred to as senior affordable housing. There continues to be a shortage of affordable housing
available in the state of Rhode Island with only six of 39 municipalities (Newport, Providence, Woonsocket,
Central Falls, Burrillville and New Shoreham) meeting or exceeding the state’s goal of 10% of housing being
considered affordable. Newport has the second highest percentage of affordable housing, at 15.61 percent, in
the state, behind only Woonsocket. Middletown has 5.44 percent of its housing stock qualified as low- to
moderate-income housing. The town of Portsmouth has 2.83 percent of its housing stock qualified as low- to
moderate-income housing. Competing properties operate at or near 100% occupancy with waiting lists,
especially for subsidized dwelling units throughout the local market area and state of Rhode Island. We note
that according to STDB the population of Middletown is expected to increase by 0.40± percent between
2020 and 2025.
Project Size - The size of a project considers existing supply and demand as well as projected demand for
affordable housing. The town of Middletown has considered a variety of schemes for redevelopment of the
subject property, with dwelling unit counts ranging from 34 to 60 dwelling units as of April 20, 2020 via a
document entitled “Middletown Senior Housing, Preliminary Schemes.” This document was updated as
650 Green End Avenue, Middletown, RI
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of July 8, 2020 to include a total of 40 dwelling units. We are aware of the following proposed affordable
housing projects and size in terms of the number of dwelling units: Bristol: 100-120 units; Pawtucket: 22
units; East Greenwich: 48 units; Providence: 26 units; and North Kingstown: 40 units. We are also aware of
the following affordable housing projects that are under construction: Newport: demolition of 58 units with
construction of 56 units; Charlestown and Richmond: two sites with a total of 43 units; Lincoln: 45 units;
West Warwick: 65 units (20 of which are market rate); and Fall River, MA: 32 units. With the exception of
the proposed property in Bristol and one of the proposed properties in Providence, the range of the other
projects is 22 to 65 dwelling. The high end of the range includes 20 market rate dwelling units and 45
affordable dwelling units in West Warwick. The North Kingstown project represents Phase I of a two phase
project, which will include a total of 80 dwelling units. This project was phased due to availability of tax
credit financing. We conclude that a subject project size of 40± dwelling units is market-oriented.
Unit Sizes, Type, and Mix – There is no proposed unit size, type or mix yet proposed for the subject property.
The subject property is targeted for the 55+ population. Senior housing is the predominant form of
affordable housing in the state of Rhode Island, with most of this housing being Section 8 subsidized housing.
Churchwoods Senior Housing, located in Charlestown, RI, consists of 24 one-bedroom/one-bath units that
are 656± SF of gross living area in seven buildings. It is a 55+ community. Built in 2017, there were 200±
applicants for the units prior to completion. Section 8 senior housing in the state consists of numerous
properties. These properties typically include one-bedroom/one-bath units given the nature of the target
population. These properties typically offer some two-bedroom/one-bath units.
We surveyed 13 elderly/disabled Section 8 properties located throughout the state. The properties ranged in
size from 55 to 232 dwelling units, with an average of 122 and a median of 106 units. The total number of
dwelling units surveyed was 1,592. In terms of unit mix, the number of one-bed units ranged from 50 to 208
per property. The average number of one-bed units was 110 and the average number of two-bed units was
12. The average percentage of one-bed units was 90 percent while the average percentage of two-bed units
was 10 percent. In terms of unit size, one-bed units ranged in size from 528 to 650 square feet of gross living
area (“GLA”), with an average of 592 square feet of GLA and a median of 600 square feet of GLA. The
number of two-bed units ranged from 5 to 24 units per property. Two-bed units ranged in size from 702 to
920 square feet of GLA, with an average of 803 square feet of GLA and a median of 805 square feet of GLA.
We conclude that, given the expectation that the subject property will be 55+ housing, the subject should
have a large percentage of one-bedroom units and some two-bedroom units. Studio units could also be
considered given their limited supply in similar affordable housing throughout the state. In terms of unit size,
one-bedroom unit sizes at the upper end of the surveyed range of 528 to 650 square of GLA and twobedroom units at the upper end of the surveyed range of 702 to 920 square feet of GLA is recommended.
This is based, in part, on a number of the surveyed properties being in more urban settings in mid-rise
buildings versus garden style or low- to mid-rise properties. As a result, we recommend the following
potential unit sizes in our analysis: studio units: 450± SF; one-bedroom units: 650± SF; and two-bedroom
units: 850± SF. The development of the site in terms of density, construction and configuration will guide
actual unit sizes. The preservation of existing structures also influences unit density and hence, unit sizes.
The following table summarizes the proposed recommended unit types and sizes at the property.
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Dwelling Unit Amenities – We surveyed seven properties in Rhode Island and one property in Fall River, MA.
These properties have affordable units and were built from 2017-2020 with some of the properties currently
under construction/renovation. Based on this survey and our experience with similar affordable properties
being constructed in the state, we recommend that the subject dwelling units include central air conditioning,
microwave and dishwasher. In addition, we are seeing less carpeting and more vinyl plank type flooring.
Some properties include ample closet space. These features are competitive within the market. In addition,
there is a continued movement toward sustainability with highly energy efficient and cost effective utilities, as
this will also be a draw to potential tenants responsible for a portion of their utility expense. Given the nature
of the proposed project, we also recommend grab bars in bathrooms.
Common Amenities – For the subject property, there is not a draw for access to public transportation, which is
limited on Aquidneck Island and consisting only of public bus routes. The subject is located one mile from a
bus stop. However, the subject is located near Newport and all it has to offer potential residents. In addition,
the subject is convenient to grocery and other shopping. Furthermore, given the proposed tenant base, the
abutting Middletown Senior Center is an extremely convenient amenity for the proposed project. Given the
size of the property and lot, it is not feasible to offer a wide range of amenities. Based on our survey of seven
properties in Rhode Island and one property in Fall River, MA., common laundry and a community
room/space are typical for competing properties, as well as free on-site parking. Other common amenities
for consideration include the following: bike storage, extra tenant storage (especially if the subject has a
preponderance of one-bedroom units), community garden and/or outdoor courtyard/sitting area, package
room/area, and/or small fitness center. The lack of an elevator may deter some prospective tenants, so
considering the cost/benefit of elevator service for a 55+ community is important, depending on the final
number of floors.
Market Strengths and Weaknesses/Risks - The subject is reasonably well located in a market where there is
demand for market rate and affordable housing, given the occupancy and waiting lists for competing market
rate and affordable properties. It is located less than 1.30 miles from the border of the city of Newport,
with access to all the amenities that a resort city like Newport has to offer, including beaches, restaurants
and outdoor space. There are five grocery stores (Shaw’s: 71 E. Main Road, Middletown; Stop & Shop:
1360 W. Main Road, Middletown; Aldi’s: 890 W. Main Road, Middletown; Stop & Shop: 199 JT
Connell Highway, Newport; and Stop & Shop: 250 Bellevue Avenue, Newport) located between 2.0±
and 3.6± miles of the subject property.
Access to RIPTA bus service is limited, approximately one mile away. In addition, the subject is in a car
dependent location. The nearest highway access is 8.60± miles north at State Route 24. In addition, the
COVID-19 pandemic has cast a pall over the markets in general, though our surveys in the immediate area
and elsewhere in Rhode Island indicate continued demand for market rate and affordable housing product
with most property managers stating that collections remain strong. However, according to the latest survey
650 Green End Avenue, Middletown, RI

Keystone Consulting Group

6

Part II – Factual Data
from the U.S. Census Bureau in mid-September 2020, 15.3% of renters stated they were not paid up on rent
and 25% have no confidence they’ll be able to pay next month. Uncertainty regarding future local economic
conditions creates risk for the subject property, especially as it relates to availability of any future funding.
The following are our conclusions related to the demographics of the primary market area, which is within a
30-minute drive time of the subject property.
SCOPE OF WORK
The following activities occurred in preparation of this market study:
• Interview of parties related to the project.
• Research and collection of market data related to the market conditions and market activity.
• John P. Pryor and Stephen M. Dylag compiled rental data, as well as new construction,
absorption and other market activity by interviewing market participants.
• John P. Pryor completed the data entry and adjustments to the columns of the HUD Rent
Comparability Grids and estimated market rent for the apartment unit types. Stephen M. Dylag
and Susan Z. Keough reviewed this analysis and made changes as needed.
• John P. Pryor surveyed market and affordable rents and estimated maximum allowable and
achievable up to 30%, 50%, 80% and 100% affordable rents for the subject property. Stephen M.
Dylag and Susan Z. Keough reviewed this analysis and made changes as needed.
• John P. Pryor completed research and analysis to make recommendations regarding the number
of market-accepted affordable housing units, mix of family versus senior housing, and marketaccepted unit mix (bedroom and bathroom mix), unit type (single-family residential, multi-family
rental and/or residential condominium) and affordability mix (subsidized very low income,
maximum allowable and achievable up to 30%, 50% and 60% of AMI LIHTC, and up to 80% and
100% of AMI workforce housing rents) for the town of Middletown. Stephen M. Dylag and Susan
Z. Keough reviewed this analysis and made changes as needed.
John P. Pryor conducted a property inspection on September 25, 2020. Stephen M. Dylag conducted a
property inspection on September 24, 2020. Susan Z. Keough did not inspect the subject property.
The characteristics of the neighborhood and the local market were noted.
LOCATION AND MARKET AREA DEFINITION
The subject property is located at 650 Green End Avenue in the town of Middletown, RI. The subject
property is located in the southern section of the town, less than 1.30 miles from the border of the city of
Newport, and less than 1.75 miles from the border with the town of Portsmouth. This neighborhood is
developed with a mix of detached single-family, residential condominium, municipal and small
commercial uses. The subject is located 0.40± miles east of Aquidneck Avenue (Route 138A) which has
a variety of commercial, residential, retail, medical office and municipal uses, 2.50± miles east of the
Newport Bridge and 8.60± miles south of State Route 24.
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Transportation
Newport County and the Rhode Island area is served by limited access state routes and primary Interstate
highways. Interstate 95, the east coast’s major north/south interstate, passes through the state. Interstate 295
serves as the outer beltway for Providence's northern, western and southwestern suburbs, and covers a semicircle approximately 7 to 10 miles from downtown Providence. Interstate 195 connects Providence to
several eastern suburbs, including East Providence, and further on to communities in Massachusetts, such as
Fall River, New Bedford and Cape Cod. Newport County can be accessed from the north by Interstate 195,
via Route 24, a limited access highway that intersects I-195 in the city of Fall River.
MBTA commuter rail service to Boston and Amtrak train service to destinations throughout the country are
available in Providence. Expansion of the MBTA commuter rail service to Fall River and New Bedford,
Massachusetts is planned and has been partially funded. Construction on Phase I of the South Coast Rail
project began in the summer of 2019. Amtrak rail service is also available in South Kingstown, Rhode Island.
The area is accessible via air travel at the T.F. Green Airport in Warwick.
An intermodal rail station (commuter rail) next to T.F. Green Airport and adjacent to Jefferson Boulevard
opened in late 2010. This station has facilitated access to and from destinations across southern New England.
With this train station in Warwick, travelers from Boston and Providence are afforded easier access to the
region.
Newport County is home to the city of Newport, a well-known yachting center, and this reputation was
reinforced by Newport’s 53 year reign as host of the America’s Cup Regatta. Sail boat and yacht outings are
an attractive activity for those attending corporate meetings in Newport. Newport is easily accessed via
pleasure boat with numerous docking facilities available in Newport Harbor. Deep water access and
approaches have also made Newport an increasingly popular port of call for the cruise industry.
Summary
The state of Rhode Island, Newport County, and the town of Middletown have much to offer residents
and businesses. This area has a well-established network of highways and public transportation that
provide convenient access to employment centers. The town of Middletown borders the city of Newport.
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MAP OF COMMUNITY SERVICES

Visibility and Access
The subject property is located at 650 Green End Avenue in the town of Middletown, RI, with good
visibility and access. The subject property is located in the southern section of the town, less than 1.30
miles from the border of the city of Newport, and less than 1.75 miles from the border with the town of
Portsmouth. This neighborhood is developed with a mix of detached single-family, residential
condominium, municipal and small commercial uses. The subject is located 0.40± miles east of
Aquidneck Avenue (Route 138A) which has a variety of commercial, residential, retail, medical office and
municipal uses, 2.50± miles east of the Newport Bridge and 8.60± miles south of State Route 24.
The subject’s location has a Walk Score of 37, car-dependent, meaning most errands require a car, and a
Bike Score of 41, somewhat bikeable, meaning there is minimal bike infrastructure. RIPTA Bus Service is
available 1.0± mile to the north along East Main Road (Route 138).
There are five grocery stores (Shaw’s: 71 E. Main Road, Middletown; Stop & Shop: 1360 W. Main Road,
Middletown; Aldi’s: 890 W. Main Road, Middletown; Stop & Shop: 199 JT Connell Highway, Newport;
and Stop & Shop: 250 Bellevue Avenue, Newport) located between 2.0± and 3.6± miles of the subject
property.
Crime
Based on 2018 data from the Federal Bureau of Investigation regarding Offenses Known to Law
Enforcement by City, below is crime rate information related to the town of Middletown and the state
average.
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2018 CRIME RATE FOR TOWN OF MIDDLETOWN

650 Green End Avenue, Middletown, RI
Crime Type
Number of Crimes
Violent Crime
13
Murder/Manslaughter
0
Rape
4
Robbery
1
Aggravated Assault
8
Property Crime*
209
Burglary
34
Larcency-Theft
164
Motor Vehicle Theft*
11
Arson
2
Total Crimes
222
Population
16,030
Crime Per Person
1.38%
State Average
1.30%
Source: FBI; Offenses Known to Law Enforcement By City
*FBI Determined crimes underreported and excluded data

The 218 crime rate for the town of Middletown was 1.38% in terms of crimes per person, slightly above
the state average of 1.30%.
The following map illustrates the market areas that we identified for the subject property, which are based
on a drive time analysis from STDB.
We note that the 10-minute drive time area encompasses the town of Middletown and extends to portion
of the city of Newport and the town of Portsmouth, all within Aquidneck Island.
The 20-minute drive time area includes the preceding areas plus extends northerly to include nearly the
entire town of Portsmouth and across the Mount Hope Bridge into Bristol, easterly into Tiverton,
southerly to include larger portions of the city of Newport, and across the Newport Bridge to include a
large portion of Jamestown.
The 30-minute drive time area includes the preceding areas plus extends northerly to include most of the
town of Bristol, northerly and easterly to include Tiverton as well as Fall River and north Westport, MA
and westerly to encompass Jamestown as well as portions of Narragansett, South Kingstown and North
Kingstown.
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DRIVE TIME AREA MAP – STDB

The 10-minute drive time area is outlined in red, the 20-minute drive time area is outlined in green and the
30-minute drive time area is outlined in blue.
DEMOGRAPHIC ANALYSIS
The subject property is located in the Sachuest/Whitehall neighborhood in the town of Middletown, in
Newport County, Rhode Island. The town is part of three communities that comprise Aquidneck Island in
the southeastern part of the state. Middletown has a total area of 14.9 square miles, of which 13.0 square
miles is land and 2.0 square miles is water. Middletown was formerly known as the "farming community"
of Aquidneck Island. Today most of the developed land is located towards the western part of the town,
while what is left of its rural heritage is primarily towards the eastern section of town. Middletown also
has several beaches, including Sachuest (Second) Beach, Third Beach and Surfer’s End.
Our demographic analysis incorporates statistics calculated at the municipal, county, and state levels.
Our demographic analysis relative to the subject property was based on data from the Site To Do
Business, the 2010 U.S. Census, and the Rhode Island Department of Labor and Training. We analyzed
demographic data for the state of Rhode Island, Newport County and the town of Middletown. We also
analyzed demographic data for the 10-minute, 20-minute, and 30-minute drive time areas from the
subject’s location. We selected these study areas based on our prior interviews of local property managers
and owners as well as our experience in the market. The subject’s primary market area is estimated to be
the area within a 30-minute drive time area.
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Employment, Economy and Travel Time to Work
Employment figures for the state of Rhode Island, Newport County and the town of Middletown, as
reported by the Rhode Island Department of Labor and Training are provided in the table below.
RECENT EMPLOYMENT TRENDS

Total Employment
Unemployment Rate
Jul '19
Jul '20 % Change Jul '19
Jul '20
540,380 499,821 -7.51%
3.9%
11.4%
43,206
40,003
-7.41%
2.9%
9.3%
7,719
7,147
-7.41%
2.6%
10.0%
Source: RI Dept. of Labor and Training

Location
Rhode Island
Newport County
Middletown

As displayed in the preceding table, the number of employed residents decreased in the state of Rhode
Island, Newport County, and the town of Middletown from July 2019 to July 2020. The unemployment
rates increased in the state, county and town over this time period as well.
Given the COVID-19 pandemic, the July 2020 unemployment rate for the state of Rhode Island was 11.4%,
for the United States in August 2020 it was 8.40%, for Newport County it was 9.3%, and for the town of
Middletown it was 10.0% as of July 2020. Of the three areas reported above, the state of Rhode Island
reported the highest July 2020 unemployment rate of 11.4% while the county reported 9.3% and the town
reported 10.0%. Based on data provided by the Bureau of Economic Analysis, the employed population in
the Providence-Warwick RI-MA MSA, the state, and the county all increased year over year from 2009 to
2018, with the exception of a small decrease in the state from 2009 to 2010 during the Great Recession. This
is the most recent data per this source.
A breakdown of employment statistics for the Providence-Warwick RI-MA MSA, state and county
follow. This is the most recent data available from the Bureau of Economic Analysis.
EMPLOYED POPULATION FOR PAST 10 YEARS

650 Green End Avenue, Middletown, RI

Year
2018
2017
2016
2015
2014
2013
2012
2011
2010
2009

Providence-Warwick
Rhode Island
RI-MA (MSA)
953,646
648,340
941,495
639,244
929,310
632,399
919,761
627,000
898,605
613,133
881,151
602,342
865,547
592,978
860,585
591,692
852,089
586,363
855,319
588,284
Source: Bureau of Economic Analysis
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Newport County
59,726
58,610
57,070
56,612
55,642
55,584
55,110
55,222
55,220
55,296
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Based on the preceding data, the employed population in the Providence-Warwick RI-MA MSA, the state,
and the county all increased year over year from 2009 to 2018, with the exception of a small decrease in
the state from 2009 to 2010 during the Great Recession.
A breakdown of the employed population by occupation in the various drive time areas follows.
2020 EMPLOYED POPULATION 16+ BY OCCUPATION

650 Green End Avenue, Middletown, RI
Category
Total Employed
White Collar
Management/Business/Financial
Professional
Sales
Administrative Support
Services
Blue Collar
Farming/Forestry/Fishing
Construction/Extraction
Installation/Maintenance/Repair
Production
Transportation/Material Moving
White Collar
Services
Blue Collar

10-Minute
Drive Time
14,952
67.3%
17.8%
28.1%
9.4%
12.0%
18.7%
13.9%
0.1%
5.4%
1.3%
3.7%
3.4%

20-Minute
Drive Time
25,507
68.6%
18.5%
29.3%
9.6%
11.2%
17.7%
13.6%
0.7%
4.8%
1.4%
3.0%
3.8%

30-Minute
Drive Time
75,978
62.1%
15.7%
25.7%
8.4%
12.3%
18.9%
19.0%
0.6%
5.8%
2.2%
5.6%
4.8%

67.3%
18.7%
13.9%
99.9%
Source: STDB

68.6%
17.7%
13.6%
99.9%

62.1%
18.9%
19.0%
100.0%

The 20-minute drive time area has a higher percentage of white-collar workers and a lower percentage of
services workers and blue-collar workers in comparison to the 10- and 30-minute drive time areas.
A breakdown of the employed population by industry follows.
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2020 EMPLOYED POPULATION 16+ BY INDUSTRY

650 Green End Avenue, Middletown, RI
Category
Total Employed
Agriculture, Mining
Construction
Manufacturing
Wholesale Trade
Retail Trade
Transportation/Utilities
Information
Finance/Insurance/Real Estate
Services
Public Administration

10-Minute
Drive Time
14,952
0.8%
7.1%
8.1%
1.9%
8.6%
2.3%
1.2%
6.6%
56.6%
6.8%
Source: STDB

20-Minute
Drive Time
25,507
1.1%
6.7%
7.9%
1.8%
7.9%
3.1%
1.1%
7.4%
56.9%
6.0%

30-Minute
Drive Time
78,981
0.9%
7.4%
10.9%
2.2%
8.9%
3.3%
1.1%
6.8%
53.9%
4.7%

For the three drive time areas as reported by STDB, the largest employer category is services followed by
manufacturing, retail trade, construction and finance/insurance/real estate.
Newport County is home to the city of Newport, a well-known yachting center, and this reputation was
reinforced by Newport’s 53 year reign as host of the America’s Cup Regatta. Sail boat and yacht outings are
an attractive activity for those attending corporate meetings in Newport. Newport is easily accessed via
pleasure boat with numerous docking facilities available in Newport Harbor. Deep water access and
approaches have also made Newport an increasingly popular port of call for the cruise industry. The lodging
and restaurant industry in the county have been hit hard by COVID-19, with Pinnacle Advisory predicting
that it will be a few years before the area’s lodging industry return to pre-COVID levels.
The following table presents travel time to work in the three drive time areas.
2014-2018 ACS ESTIMATE WORKERS AGE 16+ (WHO DID NOT WORK FROM HOME)
BY TRAVEL TIME TO WORK

650 Green End Avenue, Middletown, RI
10-Minute
20-Minute
Category
Drive Time
Drive Time
17,655
29,616
Total Employed-Travel to Work
Less than 5 minutes
5.7%
5.4%
5 to 9 minutes
19.7%
17.4%
10 to 34 minutes
60.1%
60.4%
35 to 59 minutes
10.5%
11.4%
Over 59 minutes
4.0%
5.3%
Source: STDB and US Census
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Drive Time
81,428
3.8%
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61.9%
13.6%
6.8%
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For the three drive time areas as reported by STDB and the US Census, most workers aged 16+ have
commute times ranging from 10 to 34 minutes in length.
The following table lists estimated area mean hourly and annual wages by occupation in the ProvidenceWarwick RI-MA metropolitan area.
MAY 2019 PROVIDENCE-WARWICK, RI-MA METRO AREA OCCUPATION WAGE ESTIMATES

650 Green End Avenue, Middletown, RI
Mean
Category
Hourly Wage
All Occupations
$26.89
Management
$65.54
Business and Financial Ops.
$38.56
Computer and Math
$43.78
Architecture/Engineering
$44.13
Life/Physical/Social Science
$40.49
Community and Social Services
$25.57
Legal
$43.93
Education/Training/Library
$32.62
Arts/Design/Entertainment
$29.69
Healthcare and Technical
$44.74
Healthcare Support
$16.49
Protective Service
$24.71
Food Preparaton and Serving
$14.19
Building and Cleaning/Maintenance
$16.17
Personal Care and Service
$16.07
Sales and Related
$21.60
Office and Admin. Support
$21.00
Farming, Fishing & Forestry
$18.32
Construction and Extraction
$27.25
Installation, Maint. & Repairs
$25.15
Production Occupations
$20.26
Transportation & Material Moving
$17.74
Source: Bureau of Labor Statistics

Annual
Mean Wage
$55,930
$136,330
$80,200
$91,050
$91,780
$84,220
$53,190
$91,380
$67,850
$61,750
$93,050
$34,310
$51,400
$29,510
$33,640
$33,420
$44,920
$43,670
$38,100
$56,680
$52,300
$42,140
$36,900

For the Providence-Warwick RI-MA metropolitan area, the annual mean wage is $26.89 per hour or
$55,930 per year. The highest annual mean wage is in the management category and the lowest is in the
food preparation and serving category.
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Population
The population trends and projections for the state of Rhode Island, Newport County, and the town of
Middletown, per the U.S. Census Bureau and the Site to Do Business (STDB) are presented in the
following table.
POPULATION TRENDS - STDB ONLINE

Location
2010
2020
% Change
2025
%Change
Rhode Island
1,052,567 1,071,846 1.83% 1,083,851 1.12%
Newport County
82,888
84,491
1.93%
85,328
0.99%
Middletown
16,150
16,190
0.25%
16,255
0.40%
Source: 2010 US Census and ESRI forecasts for 2020 and 2025

Based on the above data, the town of Middletown experienced a percentage increase in population from
2010 to 2020, which is the lower than that of the county or state. For the period from 2020 to 2025, it is
forecast that the percentage population growth in the town will be below that of the county and state.
Per STDB, the following chart indicates 2020 population growth based on the 2010 U.S Census data
with ESRI forecasts for 2025 for the 10-minute, 20-minute, and 30-minute drive time areas.
POPULATION GROWTH

650 Green End Avenue, Middletown, RI
Dates
2025 Projection
Growth 2020-2025
2020
Growth 2010-2020
2010 - US Census

10-Minute
20-Minute
Drive Time
Drive Time
35,029
61,235
0.44%
0.80%
34,877
60,747
0.48%
1.58%
34,709
59,800
Source: STDB

30-Minute
Drive Time
183,663
0.90%
182,023
1.77%
178,858

The 30-minute drive time area experienced a higher percentage of population growth from 2010 to 2020
than the other two areas and this trend is projected to continue from 2020 to 2025. Projections for the
period from 2020 through 2025 indicate a modest increase in population in all geographic areas.
Households
The household trends and projections for the state of Rhode Island, Newport County, and the town of
Middletown, per the U.S. Census Bureau and STDB are presented in the following table.
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HOUSEHOLD TRENDS - STDB ONLINE

Location
2010
2020
% Change
2025
%Change
Rhode Island
413,600 422,917
2.25%
428,096
1.22%
Newport County
34,911
35,961
3.01%
36,484
1.45%
Middletown
6,763
6,833
1.04%
6,883
0.73%
Source: 2010 US Census and ESRI forecasts for 2020 and 2025

Household growth followed a somewhat similar pattern to population growth as they are both closely
related. Household growth in Middletown has trailed the growth rate of the county and the state growth
rates for the time period of 2010-2020, and it is forecast that the town household growth rate will be
below that of the state and county through 2025.
Per STDB, the following chart indicates 2010 household growth based on the 2010 U.S Census data with
ESRI forecasts for 2020 and 2025 for the 10-minute, 20-minute, and 30-minute drive time areas.
HOUSEHOLD GROWTH

650 Green End Avenue, Middletown, RI

Dates
2025 Projection
Growth 2020-2025
2020
Growth 2010-2020
2010 - US Census

10-Minute
20-Minute
Drive Time
Drive Time
15,750
26,040
0.81%
1.23%
15,623
25,724
1.26%
2.36%
15,429
25,131
Source: STDB

30-Minute
Drive Time
77,631
1.18%
76,729
2.75%
74,673

From 2010 to 2020, percentage household growth was lower in the 10-minute drive time area than in the
20- and 30-minute drive time area. This trend is expected to continue from the time period of 2020 to
2025. Moderate increases in household growth are projected over the next five years in all three drive
time areas.
Per STDB, the average household sizes for the three geographic areas are presented in the following
tables.
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2010 HOUSEHOLDS BY SIZE

650 Green End Avenue, Middletown, RI
10-Minute
20-Minute
Drive Time
Drive Time
15,428
25,130
37.3%
34.5%
33.0%
34.2%
13.3%
13.8%
10.2%
11.1%
4.3%
4.5%
1.3%
1.3%
0.6%
0.6%
Source: STDB

Total
1 Person
2 Persons
3 Persons
4 Persons
5 Persons
6 Persons
7+ Persons

30-Minute
Drive Time
74,672
32.6%
33.2%
15.7%
12.0%
4.5%
1.4%
0.7%

HOUSEHOLD SUMMARY: AVERAGE HOUSEHOLD SIZE

650 Green End Avenue, Middletown, RI
Dates
2010
2020
2025

10-Minute
20-Minute
Drive Time
Drive Time
2.16
2.25
2.14
2.22
2.13
2.21
Source: STDB

30-Minute
Drive Time
2.30
2.28
2.27

The largest household size category in the 10-minute and 20-minute drive time areas is the one-person
household, followed by two-person households. For the 30-minute drive time area, the percentage of
two-person households is slightly larger than one-person households. There has not been a significant
change in household size for each of the three geographic areas from 2010 to 2020, and the average
household is projected to decrease in all three drive time areas by 2025. The average household size in
2020 is higher in the 30-minute drive time area than in the other two areas, with this trend expected to
continue in 2025.
Housing Tenure
Per STDB, housing tenure data is summarized in the following tables for the three geographic radius
areas from the subject property.
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HOUSING TENURE - 10-MINUTE DRIVE TIME

650 Green End Avenue, Middletown, RI
Category
2010
2020
% Change
Total Housing Units
17,755
18,117
2.04%
Occupied Housing Units
15,429
15,622
1.25%
Vacancy Rate
13.10%
13.77%
Owner Occupied Units
7,684
8,026
4.45%
% Owner Occupied Units
49.80%
51.38%
Renter Occupied Units
7,745
7,596
-1.92%
% Renter Occupied Units
50.20%
48.62%
Source: STDB

2025
18,283
15,750
13.85%
8,116
51.53%
7,634
48.47%

% Change
0.92%
0.82%

2025
30,799
26,040
15.45%
15,231
58.49%
10,809
41.51%

% Change
1.29%
1.23%

2025
88,773
77,631
12.55%
41,128
52.98%
36,503
47.02%

% Change
1.36%
1.18%

1.12%
0.50%

HOUSING TENURE - 20-MINUTE DRIVE TIME

650 Green End Avenue, Middletown, RI
Category
2010
2020
% Change
Total Housing Units
29,539
30,408
2.94%
Occupied Housing Units
25,131
25,724
2.36%
Vacancy Rate
14.92%
15.40%
Owner Occupied Units
14,227
14,996
5.41%
% Owner Occupied Units
56.61%
58.30%
Renter Occupied Units
10,904
10,728
-1.61%
% Renter Occupied Units
43.39%
41.70%
Source: STDB

1.57%
0.76%

HOUSING TENURE - 30-MINUTE DRIVE TIME

650 Green End Avenue, Middletown, RI
Category
2010
2020
% Change
Total Housing Units
84,852
87,581
3.22%
Occupied Housing Units
74,673
76,729
2.75%
Vacancy Rate
12.00%
12.39%
Owner Occupied Units
39,319
40,309
2.52%
% Owner Occupied Units
52.65%
52.53%
Renter Occupied Units
35,354
36,420
3.02%
% Renter Occupied Units
47.35%
47.47%
Source: STDB

2.03%
0.23%

The 20-minute drive time area has the largest percentage of owner-occupied housing units during each
time period when compared with the 10-minute and 30-minute drive time areas. From 2010-2020 the
number of owner-occupied units has increased in all three drive time areas while the number of renteroccupied units has decreased in the 10- and 20-minute drive times and increased in the 30-minute drive
time area.
According to ESRI forecasts, the various geographic areas are expected to see increases in the number of
housing units overall, with vacancy rates increasing slightly over the next five years in all three drive time
areas.
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Per STDB, housing tenure data is summarized in the following tables for the three geographic radius
areas from the subject property for the 55+ population.
55+ HOUSING TENURE - 10-MINUTE DRIVE TIME

650 Green End Avenue, Middletown, RI
Category
2010
Total Housing Units
6,816
Owner Occupied Units
4,443
% Owner Occupied Units
65.18%
Renter Occupied Units
2,373
% Renter Occupied Units
34.82%
Source: STDB
55+ HOUSING TENURE - 20-MINUTE DRIVE TIME

650 Green End Avenue, Middletown, RI
Category
2010
Total Housing Units
11,579
Owner Occupied Units
8,271
% Owner Occupied Units
71.43%
Renter Occupied Units
3,308
% Renter Occupied Units
28.57%
Source: STDB
55+ HOUSING TENURE - 30-MINUTE DRIVE TIME

650 Green End Avenue, Middletown, RI
Category
2010
Total Housing Units
32,868
Owner Occupied Units
21,529
% Owner Occupied Units
65.50%
Renter Occupied Units
11,339
% Renter Occupied Units
34.50%
Source: STDB

The percentage of 55+ owner occupied housing units is highest in the 20-minute drive time area.
Housing Stock
Based on STDB, the following table demonstrates the housing stock by type of housing categories in the
three radius areas.
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HOUSING STOCK - 2014-2018 U.S. CENSUS BUREAU & STDB ONLINE

10-Minute Drive Time
20-Minute Drive Time
30-Minute Drive Time

650 Green End Avenue, Middletown, RI
1,Detached 1, Attached
2 to 4
5 to 19
20 to 49
8,808
1,048
4,553
2,123
654
16,748
1,751
6,289
2,675
1,004
41,047
3,012
25,248
10,640
1,770

50+
589
886
3,462

Mobile Home
328
654
919

The largest category of housing in all three drive time areas is single family detached, followed by 2 to 4
units in all three drive time areas.
According to neighborhoodscout.com, 43.3 percent of the housing stock in Middletown dates from
1940 to 1969; 37.5 percent dates from 1970 to 1999; 11.3 percent dates from 1939 or older; and 7.9
percent is from 2000 or newer. In terms of home types, 59.5 percent of the housing stock is comprised
of single-family residences; 14.7 percent is comprised of small apartment buildings; 13.6 percent are
apartment complexes; 7.6 percent are townhouses; and 4.0 percent are mobile homes.
Building Permit Activity
Based on data from HUD, for the town of Middletown from 2006 to 2011 there was a steady decrease in
residential permits. From 2012 to 2019, residential permit activity increased in six of eight years, with
increases in each of the past three years. Based on the HUD data and presented on the following page, there
has been very little activity in terms of multi-family permit activity, with only two years of activity in 2017
and 2019. Multi-family development was only four units in 2019 and six units in 2017.
RESIDENTIAL PERMIT ACTIVITY - MIDDLETOWN

Year
2019
2018
2017
2016
2015
2014
2013
2012
2011
2010
2009
2008
2007
2006

650 Green End Avenue, Middletown, RI

# of Units
42
30
28
16
17
10
43
29
8
12
15
15
24
26
Source: HUD SOCDS

% Change # Units
40.00
7.14
75.00
-5.88
70.00
-76.74
48.28
262.50
-33.33
-20.00
0.00
-37.50
-7.69
N/A
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MULTI-FAMILY PERMIT ACTIVITY - MIDDLETOWN

Year
2019
2018
2017
2016
2015
2014
2013
2012
2011
2010
2009
2008
2007
2006

# of Units
% Change # Units
4
N/A
0
-100.00
6
N/A
0
N/A
0
N/A
0
N/A
0
N/A
0
N/A
0
N/A
0
N/A
0
N/A
0
N/A
0
N/A
0
N/A
Source: HUD SOCDS

The following chart outlining the total residential permit activity in Newport County from 2006 through
2019. During this time period, the most active year was in 2006 followed by 2008. For the time period
2012 to 2019, there was an increase in permit activity in five years and a decrease in three years. For the
time period 2017 to 2019, residential permit activity ranged from 140 to 156 units. As illustrated in the
table on the following page, multi-family permit activity has been low in the county for the past five years
per HUD.
RESIDENTIAL PERMIT ACTIVITY - NEWPORT COUNTY

Year
2019
2018
2017
2016
2015
2014
2013
2012
2011
2010
2009
2008
2007
2006

650 Green End Avenue, Middletown, RI

# of Units
156
140
153
128
134
185
143
110
86
93
163
187
148
260
Source: HUD SOCDS

% Change # Units
11.43
-8.50
19.53
-4.48
-27.57
29.37
30.00
27.91
-7.53
-42.94
-12.83
26.35
-43.08
N/A
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MULTI-FAMILY PERMIT ACTIVITY - NEWPORT COUNTY

Year
2019
2018
2017
2016
2015
2014
2013
2012
2011
2010
2009
2008
2007
2006

# of Units
% Change # Units
6
200.00
2
-81.82
11
22.22
9
50.00
6
-92.00
75
2,400.00
3
-72.73
11
n/a
0
-100.00
2
-96.97
66
-1.49
67
509.09
11
-85.71
77
N/A
Source: HUD SOCDS

Population by Age
Based on STDB, the following tables demonstrate the population by age categories in the three drive
time areas.
POPULATION BY AGE - 10-MINUTE DRIVE TIME

Category
0 - 9 years
10 - 19 years
20 - 34 years
35 - 54 years
55 - 64 years
65 - 74 years
75 years and older
Total

650 Green End Avenue, Middletown, RI
2010
%
2020
%
3,849
11.1%
3,532
10.1%
3,869
11.1%
3,637
10.4%
7,000
20.2%
7,055
20.2%
9,651
27.8%
8,496
24.4%
4,680
13.5%
4,924
14.1%
2,848
8.2%
3,950
11.3%
8.1%
3,283
9.4%
2,812
34,709
34,877
Source: STDB

650 Green End Avenue, Middletown, RI

2025
3,502
3,458
6,971
8,384
4,659
4,173
3,882
35,029

%
10.0%
9.9%
19.9%
23.9%
13.3%
11.9%
11.1%
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POPULATION BY AGE - 20-MINUTE DRIVE TIME

Category
0 - 9 years
10 - 19 years
20 - 34 years
35 - 54 years
55 - 64 years
65 - 74 years
75 years and older
Total

650 Green End Avenue, Middletown, RI
2010
%
2020
%
6,337
10.6%
5,742
9.5%
7,549
12.6%
7,144
11.8%
11,237
18.8%
11,884
19.6%
16,720
28.0%
14,350
23.6%
8,365
14.0%
8,872
14.6%
4,937
8.3%
7,167
11.8%
7.8%
5,589
9.2%
4,655
59,800
60,748
Source: STDB

2025
5,739
6,714
11,791
14,075
8,397
7,708
6,811
61,235

%
9.4%
11.0%
19.3%
23.0%
13.7%
12.6%
11.1%

POPULATION BY AGE - 30-MINUTE DRIVE TIME

Category
0 - 9 years
10 - 19 years
20 - 34 years
35 - 54 years
55 - 64 years
65 - 74 years
75 years and older
Total

650 Green End Avenue, Middletown, RI
2010
%
2020
%
2025
19,613
11.0%
17,998
9.9%
17,931
23,035
12.9%
21,248
11.7%
20,477
34,952
19.5%
36,240
19.9%
34,480
49,983
27.9%
44,366
24.4%
44,859
23,425
13.1%
26,144
14.4%
25,100
13,991
7.8%
20,140
11.1%
21,950
7.7%
15,888
8.7%
18,866
13,857
178,856
182,024
183,663
Source: STDB

%
9.8%
11.1%
18.8%
24.4%
13.7%
12.0%
10.3%

The largest population categories in the 10-minute, 20-minute and 30-minute drive time areas are the 35-54
and 20-34 age groups. The population in the age category of 65-74 years increased from 2010 to 2020 and is
projected to increase from 2020 to 2025 in all three drive time areas.
Median Age
Based on STDB, median age data is presented for the three drive time areas.
MEDIAN AGE

Year
2010
2020
2025

650 Green End Avenue, Middletown, RI
10-Minute
20-Minute
30-Minute
Drive Time
Drive Time
Drive Time
41.0
41.5
40.5
42.6
43.3
42.2
43.1
43.7
42.9
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The median age increased in all three geographic areas from 2010 to 2020. Similar trends are projected
through 2025. The median age decreases as one moves out from the 10- and 20-minute drive time area to the
30-minute drive time area.
Education
Based on the U.S. Census, the following table presents educational levels attained by the over 25
population in the three radius areas.
2020 POPULATION 25+ BY EDUCATIONAL ATTAINMENT

650 Green End Avenue, Middletown, RI

Category
Total
Grades K-8
Grades 9-12, no diploma
High school graduate
GED/Alternative Credential
Some college, no degree
Associate degree
Bachelor's degree
Graduate/Professional degree

10-Minute
20-Minute
Drive Time
Drive Time
25,373
43,526
2.5%
1.9%
3.6%
3.2%
16.9%
16.2%
3.4%
2.9%
16.4%
16.0%
7.0%
6.4%
29.3%
30.4%
20.9%
22.9%
Source: US Census and STDB

30-Minute
Drive Time
130,018
6.9%
6.8%
20.6%
4.3%
16.5%
7.4%
21.5%
16.1%

The preceding data indicate that in all three geographic locations, the bachelor’s degree category has the
highest percentage of the population over 25 years, followed by either the graduate/professional degree
or high school graduate category.
Household Income
The median household income trends and projections for the state of Rhode Island, Newport County,
and the town of Middletown, per the U.S. Census Bureau and the Site to Do Business (STDB) are
presented in the following table.
MEDIAN HOUSEHOLD INCOME - STDB ONLINE

Location
2020
2025
% Change
Rhode Island
$86,294 $98,045 13.62%
Newport County
$102,010 $114,535 12.28%
Middletown
$70,173 $77,302 10.16%
Source: 2010 US Census and ESRI forecasts for 2020 and 2025

Median household income in 2020 for Newport County was above the median household income for the
state of Rhode Island and the town of Middletown. This trend is forecast to continue over the next five
years through the year 2025.
650 Green End Avenue, Middletown, RI
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Based on STDB, the following tables summarize the percentage of population in various income
categories for the three drive time areas.
HOUSEHOLDS BY INCOME - 10-MINUTE DRIVE TIME

650 Green End Avenue, Middletown, RI
Year
2020
2025
Median Household Income
$70,376
$78,830
Total Number of Households
15,623
% Households
15,750
$200,000+
1,318
8.4%
1,538
$150,000-$199,999
1,949
12.5%
2,081
$100,000-$149,999
2,889
18.5%
3,200
$75,000-$99,999
1,338
8.6%
1,297
$50,000-$74,999
2,268
14.5%
2,241
$35,000-$49,999
1,718
11.0%
1,603
$25,000-$34,999
1,433
9.2%
1,305
$15,000-$24,999
1,069
6.8%
972
<$15,000
1,641
10.5%
1,513
Source: STDB

% Households
9.8%
13.2%
20.3%
8.2%
14.2%
10.2%
8.3%
6.2%
9.6%

HOUSEHOLDS BY INCOME - 20-MINUTE DRIVE TIME

650 Green End Avenue, Middletown, RI
Income Category
2020
2025
Median Household Income
$82,534
$94,587
Total Number of Households
25,724
% Households
26,040
$200,000+
2,892
11.2%
3,378
$150,000-$199,999
3,574
13.9%
3,801
$100,000-$149,999
4,999
19.4%
5,465
$75,000-$99,999
2,156
8.4%
2,068
$50,000-$74,999
3,546
13.8%
3,478
$35,000-$49,999
2,588
10.1%
2,395
$25,000-$34,999
1,999
7.8%
1,820
$15,000-$24,999
1,541
6.0%
1,393
<$15,000
2,429
9.4%
2,242
Source: STDB

650 Green End Avenue, Middletown, RI

% Households
13.0%
14.6%
21.0%
7.9%
13.4%
9.2%
7.0%
5.3%
8.6%
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HOUSEHOLDS BY INCOME - 30-MINUTE DRIVE TIME

650 Green End Avenue, Middletown, RI
Income Category
2020
2025
Median Household Income
$60,772
$65,004
Total Number of Households
76,729
% Households
77,631
$200,000+
6,093
7.9%
6,950
$150,000-$199,999
6,989
9.1%
7,404
$100,000-$149,999
11,908
15.5%
13,018
$75,000-$99,999
7,532
9.8%
7,520
$50,000-$74,999
12,195
15.9%
12,306
$35,000-$49,999
8,471
11.0%
8,191
$25,000-$34,999
6,980
9.1%
6,627
$15,000-$24,999
7,054
9.2%
6,714
<$15,000
9,506
12.4%
8,902
Source: STDB

% Households
9.0%
9.5%
16.8%
9.7%
15.9%
10.6%
8.5%
8.6%
11.5%

The percentage of households with estimated 2020 median household incomes less than $50,000 in the
10-minute drive time area was 37.5± percent, in the 20-minute drive time area was 33.3± percent, and
in the 30-minute drive time area was 41.7± percent. Similar relationships between the geographic areas
are projected through 2025 although the percentage of households with median household incomes less
than $50,000 is expected to be lower in all areas than it was in 2020.
The preceding tables indicate that 2020 median household income is higher in the 20-minute drive time
area compared to the 10-minute drive time area and the 30-minute drive time area. In terms of
projections for 2025, this trend is expected to continue.
Based on STDB, the following tables summarize the percentage of population in various income
categories for the three drive time areas for the 55+ population.
55+ HOUSEHOLDS BY INCOME - 10-MINUTE DRIVE TIME

650 Green End Avenue, Middletown, RI
Year
2020
2025
Median Household Income
$59,742
$65,350
Total Number of Households
7,838
% Households
8,119
$200,000+
606
7.7%
737
$150,000-$199,999
772
9.8%
846
$100,000-$149,999
1,262
16.1%
1,449
$75,000-$99,999
651
8.3%
646
$50,000-$74,999
1,203
15.3%
1,240
$35,000-$49,999
942
12.0%
906
$25,000-$34,999
744
9.5%
722
$15,000-$24,999
653
8.3%
615
<$15,000
1,006
12.8%
958
Source: STDB

650 Green End Avenue, Middletown, RI

% Households
9.1%
10.4%
17.8%
8.0%
15.3%
11.2%
8.9%
7.6%
11.8%
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55+ HOUSEHOLDS BY INCOME - 20-MINUTE DRIVE TIME

650 Green End Avenue, Middletown, RI
Income Category
2020
2025
Median Household Income
$69,354
$77,680
Total Number of Households
13,608
% Households
14,233
$200,000+
1,485
10.9%
1,830
$150,000-$199,999
1,495
11.0%
1,642
$100,000-$149,999
2,374
17.4%
2,701
$75,000-$99,999
1,105
8.1%
1,085
$50,000-$74,999
2,005
14.7%
2,054
$35,000-$49,999
1,490
10.9%
1,423
$25,000-$34,999
1,136
8.3%
1,102
$15,000-$24,999
989
7.3%
925
<$15,000
1,531
11.3%
1,470
Source: STDB

% Households
12.9%
11.5%
19.0%
7.6%
14.4%
10.0%
7.7%
6.5%
10.3%

55+ HOUSEHOLDS BY INCOME - 30-MINUTE DRIVE TIME

650 Green End Avenue, Middletown, RI
Income Category
2020
2025
Median Household Income
$55,182
$58,794
Total Number of Households
38,641
% Households
40,363
$200,000+
3,056
7.9%
3,706
$150,000-$199,999
2,978
7.7%
3,246
$100,000-$149,999
5,358
13.9%
6,076
$75,000-$99,999
3,515
9.1%
3,571
$50,000-$74,999
6,092
15.8%
6,382
$35,000-$49,999
4,418
11.4%
4,388
$25,000-$34,999
3,665
9.5%
3,650
$15,000-$24,999
4,144
10.7%
4,092
<$15,000
5,414
14.0%
5,248
Source: STDB

% Households
9.2%
8.0%
15.1%
8.8%
15.8%
10.9%
9.0%
10.1%
13.0%

The percentage of households with estimated 2020 median household incomes less than $50,000 in the
10-minute drive time area was 42.6± percent, in the 20-minute drive time area was 37.8± percent, and
in the 30-minute drive time area was 45.6± percent. Similar relationships between the geographic areas
are projected through 2025 although the percentage of households with median household incomes less
than $50,000 is expected to be lower in all areas than it was in 2020. The 55+ households have a higher
percentage of 2020 median household incomes less than $50,000 in all drive time areas when compared
to all households.
The preceding tables indicate that 2020 median household income is higher in the 20-minute drive time
area compared to the 10-minute drive time area and the 30-minute drive time area. In terms of
projections for 2025, this trend is expected to continue.
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Net Worth
Based on STDB, the following tables summarize the percentage of households by net worth categories for
the three drive time areas.
HOUSEHOLDS BY NET WORTH - 10-MINUTE DRIVE TIME

650 Green End Avenue, Middletown, RI
Year
2020
Total Number of Households
15,623
% Households
$500,000+
3,332
21.3%
$250,000-$499,999
1,518
9.7%
$150,000-$249,999
1,386
8.9%
$100,000-$149,999
1,045
6.7%
$75,000-$99,999
737
4.7%
$50,000-$74,999
899
5.8%
$35,000-$49,999
637
4.1%
$15,000-$34,999
1,276
8.2%
<$15,000
4,793
30.7%
Median Net Worth
Average Net Worth

$81,072
$706,593
Source: STDB

HOUSEHOLDS BY NET WORTH - 20-MINUTE DRIVE TIME

650 Green End Avenue, Middletown, RI
Year
2020
Total Number of Households
25,724
% Households
$500,000+
7,221
28.1%
$250,000-$499,999
2,589
10.1%
$150,000-$249,999
2,313
9.0%
$100,000-$149,999
1,693
6.6%
$75,000-$99,999
1,119
4.4%
$50,000-$74,999
1,338
5.2%
$35,000-$49,999
949
3.7%
$15,000-$34,999
1,862
7.2%
<$15,000
6,639
25.8%
Median Net Worth
Average Net Worth
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HOUSEHOLDS BY NET WORTH - 30-MINUTE DRIVE TIME

650 Green End Avenue, Middletown, RI
Year
2020
Total Number of Households
76,729
% Households
$500,000+
16,553
21.6%
$250,000-$499,999
7,124
9.3%
$150,000-$249,999
5,995
7.8%
$100,000-$149,999
4,349
5.7%
$75,000-$99,999
3,227
4.2%
$50,000-$74,999
3,964
5.2%
$35,000-$49,999
3,002
3.9%
$15,000-$34,999
6,738
8.8%
<$15,000
25,777
33.6%
Median Net Worth
Average Net Worth

$66,625
$765,735
Source: STDB

In terms of net worth, the lowest median net worth is in the 30-minute drive time area while the lowest
average net worth is in the 10-minute drive time area. The largest percentage of the households in the 10minute drive time area and the 30-minute drive time area are in the net worth category of less than
$15,000.
Conclusions
In summary, the preceding data based on the Site to Do Business, 2010 U.S. Census, and the Rhode
Island Department of Labor and Training, as well as associated analyses, produced the following
conclusions. We note that the subject’s primary market area is estimated to be the area within a 30minute drive time area.
The following are our conclusions related to the demographics of the primary market area, which is within a
30-minute drive time of the subject property.
Employment Trends – The number of employed residents decreased in the state of Rhode Island, Newport
County, and the town of Middletown from July 2019 to July 2020. The unemployment rates increased in
the state, county and town over this time period as well. Given the COVID-19 pandemic, the July 2020
unemployment rate for the state of Rhode Island was 11.4%, for the United States in August 2020 it was
8.40%, for Newport County it was 9.3%, and for the town of Middletown it was 10.0% as of July 2020. Of
the three areas reported above, the state of Rhode Island reported the highest July 2020 unemployment rate
of 11.4% while the county reported 9.3% and the town reported 10.0%. Based on data provided by the
Bureau of Economic Analysis, the employed population in the Providence-Warwick RI-MA MSA, the state,
and the county all increased year over year from 2009 to 2018, with the exception of a small decrease in the
state from 2009 to 2010 during the Great Recession. This is the most recent data per this source.
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Employment By Occupation, Industry and Travel Time To Work – The 20-minute drive time area has a higher
percentage of white-collar workers and a lower percentage of services workers and blue-collar workers in
comparison to the 10- and 30-minute drive time areas. For the three drive time areas as reported by STDB,
the largest employer category is services followed by manufacturing, construction and
finance/insurance/real estate. For the three drive time areas as reported by STDB and the US Census, most
workers aged 16+ have commute times ranging from 10 to 34 minutes in length.
Occupation Wage Estimates – For the Providence-Warwick RI-MA metropolitan area, the annual mean wage is
$26.89 per hour or $55,930 per year. The highest annual mean wage is in the management category and the
lowest is in the food preparation and serving category.
Population Trends – The town of Middletown experienced a percentage increase in population from 2010 to
2020, which is lower than that of the county or state. For the period from 2020 to 2025, it is
forecast that the percentage population growth in the town will be below that of the county and state. The
30-minute drive time area experienced a higher percentage of population growth from 2010 to 2020 than
the other two areas and this trend is projected to continue from 2020 to 2025. Projections for the period
from 2020 through 2025 indicate a modest increase in population in all geographic areas.
Household Trends – Household growth followed a somewhat similar pattern to population growth as they are
both closely related. Household growth in Middletown trailed the growth rate of the county and the state
growth rates for the time period of 2010-2020, and it is forecast that the town household growth rate will be
below that of the state and county through 2025. From 2010 to 2020, percentage household growth was
lower in the 10-minute drive time area than in the 20- and 30-minute drive time area. This trend is expected
to continue from the time period of 2020 to 2025. Moderate increases in household growth are projected
over the next five years in all three drive time areas. The largest household size category in the 10-minute
and 20-minute drive time areas is the one-person household, followed by two-person households. For the
30-minute drive time area, the percentage of two-person households is slightly larger than one-person
households. There has not been a significant change in household size for each of the three geographic areas
from 2010 to 2020, and the average household size is projected to decrease in all three drive time areas by
2025. The average household size in 2020 is higher in the 30-minute drive time area than in the other two
areas, with this trend expected to continue in 2025.
Housing Tenure – The 20-minute drive time area has the largest percentage of owner-occupied housing units
during each time period when compared with the 10-minute and 30-minute drive time areas. From 20102020 the number of owner-occupied units has increased in all three drive time areas while the number of
renter-occupied units has decreased in the 10- and 20-minute drive times and increased in the 30-minute
drive time area. The number of 55+ owner occupied housing units is higher in the 20-minute drive time
area.
Housing Stock – The largest category of housing in all three drive time areas is single family detached,
followed by 2 to 4 units in all three drive time areas. According to neighborhoodscout.com, 43.3 percent of
the housing stock in Middletown dates from 1940 to 1969; 37.5 percent dates from 1970 to 1999; 11.3
percent dates from 1939 or older; and 7.9 percent is from 2000 or newer. In terms of home types, 59.5
percent of the housing stock is comprised of single-family residences; 14.7 percent is comprised of small
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apartment buildings; 13.6 percent are apartment complexes; 7.6 percent are townhouses; and 4.0 percent
are mobile homes.
Building Permit Activity – For the town of Middletown from 2006 to 2011 there was a steady decrease in
residential permits. From 2012 to 2019, residential permit activity increased in six of eight years, with
increases in each of the past three years. Based on HUD data, there has been very little activity in terms of
multi-family permit activity, with only two years of activity in 2006 and 2019. In 2019, there were only four
multi-family units and in 2017 there were six. For Newport County, the most active year for single-family
permits was in 2006 followed by 2008. For the time period 2012 to 2019, there was an increase in permit
activity in five years and a decrease in three years. For the time period 2017 to 2019, residential permit
activity ranged from 140 to 156 units. In terms of Newport County multi-family permit activity, it has been
low in the county for the past five years per HUD. The total residential permit activity was 119 units during
this time period.
Population By Age – The largest population categories in the 10-minute, 20-minute and 30-minute drive time
areas are the 35-54 and 20-34 age groups. The population in the age category of 65-74 years increased from
2010 to 2020 and is projected to increase from 2020 to 2025 in all three drive time areas.
Median Age – The median age increased in all three geographic areas from 2010 to 2020. Similar trends are
projected through 2025. The median age decreases as one moves out from the 10- and 20-minute drive time
area to the 30-minute drive time area.
Education – The educational attainment data indicate that in all three drive locations, the bachelor’s degree
category has the highest percentage of the population over 25 years, followed by either the
graduate/professional degree or high school graduate category.
Household Income – Median household income in 2019 for Newport County was above the median household
income for the state of Rhode Island and the town of Middletown. This trend is forecast to continue over the
next five years through the year 2025. The percentage of households with estimated 2020 median household
incomes less than $50,000 in the 10-minute drive time area was 37.5± percent, in the 20-minute drive time
area was 33.3± percent, and in the 30-minute drive time area was 41.7± percent. Similar relationships
between the geographic areas are projected through 2025 although the percentage of households with
median household incomes less than $50,000 is expected to be lower in all areas than it was in 2020. Also,
2020 median household income is higher in the 20-minute drive time area compared to the 10-minute drive
time area and the 30-minute drive time area. In terms of projections for 2025, this trend is expected to
continue.
For the 55+ population, the percentage of households with estimated 2020 median household incomes less
than $50,000 in the 10-minute drive time area was 42.6± percent, in the 20-minute drive time area was
37.8± percent, and in the 30-minute drive time area was 45.6± percent. Similar relationships between the
geographic areas are projected through 2025 although the percentage of households with median household
incomes less than $50,000 is also expected to be lower in all areas than it was in 2020. Also, 2020 median
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household income is higher in the 20-minute drive time area compared to the 10-minute drive time area and
the 30-minute drive time area. In terms of projections for 2025, this trend is expected to continue.
Net Worth – In terms of net worth, the lowest median net worth is in the 30-minute drive time area while
the lowest average net worth is in the 10-minute drive time area. The largest percentage of the
households in the 10-minute drive time area and the 30-minute drive time area are in the net worth
category of less than $15,000.
Based on the preceding demographics, particularly the income analysis, affordable housing units would
continue to be supported in the Middletown market area. The demographic analysis also supports housing
for the 55+ population, given the projected increase in median age and in the 65-74 age category.
APARTMENT MARKET ANALYSIS
Introduction
Evaluation of the future housing market for an area requires examination of specific characteristics. These
include the existing housing supply, vacancy rates, the rate of new construction, competitive development,
and the prospective increase in households as well as anticipated trends in social and economic composition
of the market.
The subject property “as is” consists of a portion of a tax lot improved with a former school building.
“As complete,” the subject is the potential demolition of the existing improvements and redevelopment
into an affordable apartment property which may or may not have unrestricted rental units as well.
Affordability restrictions could include subsidized rents for very low income residents paying 30% of
their income, up to 30%, 50%, and 60% of AMI LIHTC rents, and/or up to 80% and 100% of AMI
workforce housing rents. We have provided overviews of the national, regional, and local apartment
markets.
National Apartment Market
According to the PwC Real Estate Investor Survey, Third Quarter 2020 report, despite the presence of
COVID-19, most surveyed investors are still purchasing apartment assets. “Our strategy is to buy well-priced
assets in markets with favorable demographic trends,” states a participant. Another investor affirms they are
“very selective” and prioritizing rent collections and long-term market appeal. “We are waiting to see how
vacancies adjust with tenancy and will not buy unless there is a deep discount to reproduction cost,” explains
a sidelined investor. As shown in the table below, key investment indicators are primarily static this quarter;
however, the forecast value change rate is less than 1.0%, down from 2.2% six months ago.
The following table presents investment metrics from the referenced PwC Real Estate Investor Survey,
Third Quarter 2020.
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An article in Bisnow.com dated September 21, 2020 and entitled “Pandemic Exacerbates Already
Severe U.S. Housing Shortage,” the shortage of affordable apartments is particularly acute due to many
households experiencing pandemic-related job insecurity. “For renter households earning 50% of
median renter income, less than 10% of all rental units are affordable” according to researched released in
August 2020 by Freddie Mac. Rental housing remains tights even as rents fall in several real estate markets
around the country.
An article in CoStar News dated August 29, 2020 and entitled “How Are Apartment Renters Still
Making Rent? Here Are Some Explanations,” the $600 per week enhanced federal unemployment
benefits was credited with saving the apartment collection rate. However, those benefits did expire.
Yet, across the country as landlords were concerned that rent defaults would increase substantially, renters
by and large paid their rent. In August, the National Multifamily Housing Council reported that 80% of
renters paid, at least partially, the first week. That number jumped to 86.9% by August 13th, off just 2%
from 2019, when the economy was much stronger. During August 2020, close to 90% of the country was
still working. In addition, renters who lost their jobs but received the $600 per week enhancement were
credited with keeping local businesses alive. Also, households as of February 2020 were saving 8.3% of
their income, while that rate increased to 33% in April 2020. That being said, apartment vacancy has
jumped to 6.8%, up one full percentage point from August 2019.
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Per an article dated July 8, 2020 by CoStar News entitled “As U.S. Rent Collections Soften, Concerns
Grow for Apartment Owners,” almost 25% of tenants did not pay their rent in July, according to the
National Multifamily Housing Council (“NMHC”). According to NMHC, 77.4% of renters nationwide
made a full or a partial rent payment for July, which was down from 80.8% the first week of June 2020,
and down from a collection rate of 79.7% for the first week of July 2019. NMHC tracks rent collection at
about 11 million occupied apartments around the country.
An article in CoStar News dated May 29, 2020 and entitled “Workforce Housing May Get a Boost
From Coronavirus,” the coronavirus pandemic may help solve the lack of affordable family apartments in
the United States. It is expected that after the pandemic, construction costs and rents should decrease,
justifying the construction of more affordable units. “One of the nagging shortfalls in the surging apartment
sector in recent years has been the almost total lack of development of mid-range, or workforce housing.
Developers and investors have complained that land and labor costs have been too high in most markets to
justify anything but luxury rentals rich in amenities and high in rents.” According to CoStar,
homeownership rates continue to remain at historic lows while renters with families, considered at least
two adults and one child, are on the rise.
According to an article published by Banker & Tradesman dated April 13, 2020 and entitled
“Apartment Rents Could Decline For Two Years, Analysis Says,” it is expected that apartment rents
nationwide will drop 6.70 percent from their 2019 peak because of economic turmoil related to COVID19 and not recover until mid-2022. While the report does not break down data on a regional basis, the
lead author for the study completed by CBRE indicated that the Greater Boston multi-family market has
been more resilient than most metropolitan areas in past downturns like the 2008-2009 financial crisis.
During the 2008-2009 recession, average Boston apartment rents declined 5.80 percent compared to the
national average decline of 8.0 percent.
According to a PwC’s Investor Sentiment Update, issued on April 6, 2020, investor participants active in
the apartment sector generally foresee an upset in the flow of capital as a result of the COVID-19 pandemic.
However, the level of uncertainty and the fluidity of conditions make it challenging for them to determine
the length of any pause. The following are quotes from participants in the survey: “The market is going to
pause, and we’ll see what happens with collections in April. Deals on deck with quality borrowers will still
close, but a good number will not;” and “Capital is likely available for limited situations, but more will be
known as near-term financials and rent rolls become available;” and “At this point, the availability of capital
is a total unknown and highly dependent on what transpires over the next six to eight weeks at a minimum;”
and “As states and municipalities enact specific laws protecting tenants (that are much needed), capital and
investors will be on the sidelines for the near term.”
Investors’ concerns about the impact of the COVID-19 crisis on the apartment sector include how
unemployment will affect cash flows, how the supply pipeline will upset market fundamentals, and how
disruptions in the capital sector will hinder the ability to close transactions. One survey participant stated:
“There will be a considerable short-term impact on collections and net operating income, which will then
cause problems in the debt arena.” Another survey participant stated: “In certain metros, this event will
most likely knock out some competition in terms of new supply, allowing vacancies to stabilize in recently
completed properties.” Finally, two survey participants stated the following: “At this point, we are unsure
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how lenders, buyers, and sellers will handle things, such as due diligence for pending or new transactions;”
and “the impact of this crisis is very specific to each property, manager, market, and submarket; some
apartment properties are getting hammered, while others are doing fine.”
The following charts summarize surveyed investors’ sentiments.
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Regional/Boston Apartment Market
According to Marcus & Millichap Boston Metro Area Multi-Family Investment Forecast 2020, it is
expected that the market will experience widespread absorption and strong rent growth which are expected
to spur increased development. “Consistent job creation by tech and biotech firms raised the number of
high-paying positions in Boston over the past three years, generating demand for newly built units that
command monthly rents in excess of $3,000. The metro also recorded robust competition for mid- and
lower-tier rentals as a significant gap between Class A and Class B/C rents exists. Heightened leasing
activity in each class over the previous three years reduced the overall market vacancy substantively,
enabling the average effective rent to push up 16 percent during the same time period.” For 2020, there is
expected to be rising demand that will fill more units than the number projected within the 2020
construction pipeline, which will be the largest apartment delivery recorded in the Boston metro area over
the past two decades. “With upcoming properties comprising an average of more than 300 rentals,
concessions usage will rise as short-term vacancy is tested. Still, strong rates of income growth and
household formation should allow for most of these apartments to be absorbed in a relatively short time
frame, holding metro vacancy in the three percent band”.
Marcus & Millichap also project pricing to be near historical highs in 2020, pushing private investors to
expand their targets. “The strong performance of Boston’s multifamily sector has elevated asset values to
near all-time highs. While opportunities to acquire larger assets are sparse, due to the notable REIT and
pension fund ownership presence in the market, the chances to obtain smaller properties with upside
potential remain distributed throughout the metro. In-state investors seeking centrally located Class B and
C listings are active in Downtown Boston, Back Bay and Cambridge. In these locales, pricing below
$500,000 per unit and returns beyond the four percent range have become difficult to obtain. Buyers priced
out of the core have flocked to cities along the North Shore, where discounted pricing and seven percentplus returns are commonplace for lower-tier complexes.”
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From 2017-2019, net absorption exceeded completions in the Boston Metro multi-family market. For
2020, it is projected that completions will exceed absorption. (Sources: CoStar Group, Inc.; RealPage,
Inc.; and Real Capital Analytics).

Rent growth is expected to slow in 2020 with vacancy expected to increase somewhat during the year
(Sources: CoStar Group, Inc.; RealPage, Inc.; and Real Capital Analytics).
An opinion piece authored by Kenzie Bok, Boston city councilor for District 8, and published in the Boston
Globe on July 28, 2020 and entitled “Public Housing Is An Investment In The Public Good,” stated
that public housing has been underfunded for decades. “But there’s a simple solution to build more in
Boston — and mechanisms to fund it. In Boston, the city built public housing communities in the early
years of the federal program, when still politically popular. This means we have public housing for lowincome families, seniors, and people with disabilities across almost all neighborhoods, with better access to
public transportation and shared public amenities, than most American cities. As the cost-of-living in Boston
becomes more expensive, these units are too often the only way for anchor low-income people and people
of color in the neighborhoods where they’ve built their lives and nourished vibrant.”
Ms. Bok further wrote that permanent, deeply affordable housing, is becoming more rare in the city,
though. “The waitlist for the Boston Housing Authority stretches more than 50,000 families long, with only
about 500 units turning over each year.” A healthy society depends upon access to decent and sanitary
homes for everyone. “Yet for decades, public housing has been denigrated in our political culture as a relic
of another era, bound inevitably for extinction. In 1999, the federal Faircloth Amendment formalized this
hostility by making it law that no housing authority could thereafter add any more public housing units than
it operated that year. Ever since, housing authorities across the country have been capped at “Faircloth
Limits,” unable to add to a critical resource even as waitlists swell. Even though an investment in public
housing is an investment in the public good.”
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Affordable Housing Market
Per the National Low-Income Housing Coalition – Out of Reach 2020 Report, low-wage workers have
been struggling to afford their housing for decades, and it does not depend on the state of the economy.
Over the last 40 years, the labor market in the United States has experienced job polarization—a decline of
jobs in the middle of the wage distribution and growth at the extremes (Autor & Dorn, 2013; Tüzeman &
Willis, 2013). Whether due to technological changes, outsourcing, international trade patterns, or the
decline of unions, income inequality has increased significantly.” Between the years from 1979 and 2018,
real hourly wages grew 1.6% for the lowest-wage (10th percentile) of workers, 6.1% for median-wage
workers, and 37.6% for the highest-wage (90th percentile) of workers (Congressional Research Service,
2019). The real median gross rent, meanwhile, increased by approximately 37% between 1980 and 2018.
For many low-wage workers, flat wage growth and other worsening workplace circumstances make it
more difficult for them to achieve long-term economic stability, to save for the future, or to take on second
jobs to help them pay the bills.
“The decline of organized labor has dampened non-managerial incomes and reduced workers’ ability to
participate in determining their working circumstances, which influences how well they can negotiate a
work-life balance or take on multiple jobs (Rosenfeld, 2006; Anderson, 2017).” In no state, metropolitan
area, or county in the U.S. can a worker earning the federal or prevailing state or local minimum wage
afford a modest two-bedroom rental home at fair market rent by working a standard 40-hour work week.
In only 5% of all U.S. counties (144 counties out of more than 3,000 nationwide, not including Puerto
Rico) can a full-time minimum-wage worker afford a one-bedroom rental home at fair market rent. Fortynine local jurisdictions have minimum wages higher than the federal or state minimum wage,
but these local minimum-wage ordinances all fall short of the local one-bedroom and two-bedroom housing
wage. Even the average renter too often does not earn enough income to afford a modest rental home.
Nationally, the average renter’s hourly wage is $18.22, which is $5.74 below the national two-bedroom
housing wage and $1.34 below the national one-bedroom housing wage. In 49 states, the District of
Columbia, and Puerto Rico, the average renter earns less than the average two-bedroom housing wage
(North Dakota is the sole exception). In 16 states, including California, Florida, and New York, the average
renter earns at least $5.00 less than the state’s average two-bedroom housing wage.
The below figure lists those states with the largest shortfall between the average renter wage and the two
bedroom housing wage.
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According to the National Low-Income Housing Coalition – Out of Reach 2020, the fair market rent
(FMR) for a two-bedroom apartment in Rhode Island is $1,101, including utilities. In order to afford this
rent and utilities, assuming 30 percent of income is spent on housing, a household must earn $44,020
annually in the state of Rhode Island. The subject property falls under the Newport-MiddletownPortsmouth, RI HMFA. In the Newport-Middletown-Portsmouth, RI HMFA (HUD Metro FMR Area) the
fair market rent is $1,419 per month, including utilities. In order to afford this rent and utilities, assuming
30 percent of income is spent on housing, a household must earn $56,760 annually.
Based on the data for Rhode Island, assuming a 40-hour work week, this equates to a housing wage of
$21.16 per hour. The minimum wage in the state is $10.50 per hour and the average renter wage in the
state is $14.21 per hour. At the 2020 estimated mean renter hourly wage of $14.19 per hour in the
Newport-Middletown-Portsmouth, RI HMFA this wage earner household would have to have 1.9± mean
renter wage earners working 40 hours per week to afford the two-bedroom FMR in the subject’s HMFA.
The state of Rhode Island has the 19th highest, and the state of Massachusetts has the 3rd highest housing
wage required for a two-bedroom apartment at fair market rent of any metropolitan area in the country.
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Supply of Affordable Housing
An article in the Providence Journal dated July 15, 2020 and entitled “Report: R.I. Needs To Invest In
Affordable Housing” states that Rhode Island desperately needs to make a long-term investment in
affordable housing as costs far outpace wages. “When we see the alarming gap between real Rhode Island
wages and the housing wage, we see that the need for long-term, sustained state investment in housing is
great. And that was before COVID. More than ever, Rhode Island needs bold and ambitious investment in
affordable housing,” Melina Lodge, executive director of the Housing Network of Rhode Island, said in a
news release. The report’s release coincides with Gov. Gina Raimondo’s plan to “significantly” increase the
amount of her proposed affordable-housing bond, up from the $25-million she previously proposed,
according to the governor’s spokeswoman, Audrey Lucas. Lucas said she did not yet have a specific figure
for the governor’s expected request. According to the report, the crisis in Rhode Island reflects a scenario
playing out nationwide whereby there are no states in the country where renters can afford a home at fairmarket rent without spending more than 30% of their income on housing, the agencies said.
An article in the Boston Globe dated July 21, 2020 and entitled “Housing Wait Lists in City Balloon,”
amid a housing crunch and market impacted by COVID-19, there are still very large waiting lists for
affordable housing units in the city of Boston. The Boston Housing Authority has a total of 49,000 on its
waiting list. Other local developers have waiting lists that range from 4,000 to 17,000 applicants.
A Bisnow article dated April 9, 2020 and entitled “The Pandemic Added Gasoline To Boston's
Already-Blazing Affordable Housing Crisis,” indicated that the impact of the coronavirus pandemic on
affordable housing in Boston is uncertain, but it is clear that going into the massive public health crisis, the
region already had an affordable housing crisis. There has been a chronic lack of supply for years, and the
boom time of the 2010s didn't make conditions any better, as rents and sale prices ballooned faster than
income. "As people lose their jobs, and lose their incomes, the crisis will just deepen," Beacon
Communities CEO Dara Kovel said, stressing that the last month or so is only the beginning.
The crisis is beginning to put the squeeze on landlords as well. As people start to lose income, whether
they pay rent will be an increasingly tough question, as will how landlords will pay their mortgages and
other expenses. The CARES Act is seen as good as far as it goes, but it doesn't go very far and left out some
of the most vulnerable people, especially undocumented workers. Some market participants believe that
dealing with the heightened affordable housing crisis in Boston, or anywhere, needs to be a coordinated
effort by government at all levels, as well as nonprofits. One market participant stated that Boston needs to
fundamentally rethink housing, viewing clean, sanitary and affordable housing as a right.
An article from Bisnow dated April 5, 2020 and entitled “Funding for Affordable Housing Likely to
Shrink as Recession Takes Hold,” indicates that although all of commercial real estate has entered the
world of uncertainty that is April 2020, it can be said the affordable housing crisis isn't going anywhere.
How equipped the multifamily sector is to address that crisis amid the ongoing coronavirus pandemic is
much more open for debate, though. “One of the things that has not changed is that there continues to be a
need for affordable housing all across the country," said CohnReznick partner Beth Mullen, the advisory,
assurance and tax firm's national affordable housing lead. "Pretty much everything else has changed.” For
much of the last decade, despite a record-long economic expansion, the United States' housing crisis has
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gotten worse. Until December 2019, the U.S. didn't once meet its historical housing-construction averages
during the 2010s, all while demand has steadily increased and prices have risen. As a result, housing in
much of the country for moderate and low incomes has become increasingly unattainable.
Many local governments have increased funding to preserve and increase the number of affordable homes
as the average apartment rent rose 36% over the last 10 years. “As recessions hit and public funding dries
up along with tax receipts, then it can really damage our ability to develop affordable housing," Tenderloin
Neighborhood Development Corp. CEO Don Falk said. The recession caused by the spread of the
coronavirus, and the drastic attempts to contain it, could dramatically change how much governments can
support affordable housing production. The debt markets are also in worse positions to finance affordable
housing at terms that allow it to get built, developers said.
According to this Bisnow article, judging by the recession of 2008-2009, the below-market-rate debt from
government lenders known as "soft financing" will likely become less available, which would thin what
comes out of the pipeline in the next several years, said Don Falk, whose nonprofit development firm owns
roughly 4,000 apartments in San Francisco. Potentially further constraining that pipeline is the market for
Low-Income Housing Tax Credits, a crucial component to nationwide affordable housing production,
according to Burbank Housing CEO Larry Florin. About 90% of the country's affordable housing projects
use LIHTCs, which give their owners tax credits in exchange for the financing of apartments charging rents
60% and below an area's median income. After securing credits from a state housing finance agency,
developers, who usually don't have use for them themselves, instead often seek tax credit investors, whose
recent demand had driven prices for LIHTCs up over much of the last decade. But with the economy in
straits not seen since the Great Depression, less than a month into community spread of COVID-19,
pricing for LIHTCs has already begun to drop, said Florin.
Coronavirus
The coronavirus, called Covid-19 by the World Health Organization (“WHO”), originated in China and is
the cousin of the SARS virus. Coronaviruses are a large group of viruses that are common among animals.
The viruses can make people sick, usually with a mild to moderate upper respiratory tract illness, similar to
a common cold. Coronavirus symptoms include a runny nose, cough, sore throat, possibly a headache and
maybe a fever, which can last for a couple of days.
Covid-19 was declared a pandemic by the WHO on March 11, 2020, pointing to the over 118,000 cases of
the coronavirus illness in over 110 countries and territories around the world and the sustained risk of
further global spread. As of September 1, 2020 global coronavirus infections passed 25.5MM globally with
6.0MM confirmed cases in the U.S..
As of September 29, 2020, Rhode Island had 24,566± confirmed cases and 1,113 deaths. Newport
County had 518 confirmed cases and 8 deaths.
The State of Rhode Island launched Phase III of its Reopening Rhode Island Plan June 30, 2020 with
essential businesses staying open and continuing to operate. The guidelines follow:
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From an economic standpoint, the markets reacted negatively as the Dow Jones Industrial Average as of the
close on March 23, 2020 at 18,591was 36.7 percent lower than its all-time high. Markets have rebounded
from that low with the DJIA closing at 28,645 on September 1, 2020 or 2.50 percent lower than its all-time
high and 54.08 percent higher than the low of March 23, 2020. The DJIA closed at 27,452 on September
29, 2020 or 6.56 percent lower than its all-time high and 47.66 percent higher than the low of March 23,
2020.
As of July 28, 2020, the Senate Republicans kicked off negotiations with congressional Democrats. The
stimulus package was approximately $1 trillion. The package included another $1,200 stimulus check for
American workers. It also included the following: reduction of unemployment benefits to $200 a week,
$100 billion in funding for education, about $190 billion in renewed funding for the Paycheck Protection
Program and tax incentives to help small businesses, five years of liability protection for Covid-related
lawsuits against businesses, schools, and health care companies, extension of forbearance payments for
federally backed mortgages, funding for more coronavirus testing and tax deduction for meals. House
Speaker Nancy Pelosi and her party put forth an all-new $2.2 trillion stimulus plan. Though it's scaled back
from the $3.4 trillion HEROES Act the House passed in May, the proposal provides greater enhanced
employment benefits and a second stimulus check for $1,200. This comes after Pelosi told CNN that she
believes she and Treasury Secretary Steven Mnuchin "can come to an agreement" on the size and scope of
the second stimulus bill. Both said they planned to resume negotiations toward a stimulus bill that would
include a second stimulus check . The White House has not wanted to go above $1.5 trillion, so it could
take some time to find an agreeable figure. However, stimulus check two negotiations may take a backseat
as the Senate prepares to hold a hearing for the President's forthcoming Supreme Court nominee following
the passing of Justice Ruth Bader Ginsburg. Meanwhile, there are perhaps 9 million eligible Americans
who have not claimed their original stimulus check, chiefly because they didn't pay income tax in 2019.
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Impact of COVID-19 on the Multi-Family Market
A webinar conducted by CoStar on May 7, 2020 highlighted the following regarding the national and
Providence area multi-family market.
CoStar expects capitalization rates to increase for the next two years, and interest rates to stay low for a
prolonged period of time. Due to a lack of population growth over the next two years, do not expect
inflation is not expected. Post-pandemic capitalization rates are expected to be lower than pre-pandemic cap
rates due to spreads decreasing.

In terms of the impact of previous recessions on multi-family rents, CoStar projects an 11% decrease in
rents.
The following charts illustrate fundamentals in the Providence multi-family market.
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In terms of the Providence market, Providence was in decades low apartment vacancy prior to the
pandemic.

Providence vacancy rates are expected to rise 1% vs 2% nationally, given the lack of construction in the
market. Newly constructed apartments have been near educational institutions. However, as schools have
gone for fall 2020, this will adversely impact vacancy.
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Similar to other commercial markets, capitalization rates are expected to increase due to increased spreads
resulting from increased risks. Providence cap rates have been higher than other geographic markets on
average, historically.

In terms of the Providence area, a sharp decline is expected in 2020 multi-family rent growth and rent
levels, higher than during the great recession, followed by a sharp recovery.
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Demand
Future demand for restricted and unrestricted apartment units in Rhode Island and the Middletown area
would appear to rely on the following factors: population growth; sustained high prices of single-family
residences; more housing options (higher end rental units); improving incomes for various tenant segments;
limited additions to supply; the aging of the population, increasing household formations; and more single
parent family units.
Apartment Sales Activity
The following table demonstrates market rate apartment property sales from 2017 to 2020 in Rhode Island.
MARKET RATE APARTMENT PROPERTY SALES
Location
134-136 Harrison Street
418-422 Pawtucket Avenue
Pawtucket, RI
641 Manton Avenue
Providence, RI
23 Melrose Street
East Greenwich, RI
Granite Hills Apts.
Westerly, RI
Park Place
Pawtucket, RI
Smithfield Manor
North Providence, RI
121-127 Chestnut Street
Manville, RI
440 Saw Mill Road
Glocester, RI
Bay View Estates
Portsmouth, RI
16 Larchmont Avenue
North Providence, RI
1208 Main Street
Coventry, RI
Les Chateaux Apartments
Warwick, RI
Ambassador Apartments
Providence, RI
3299 E. Main Road
Portsmouth, RI

Price per Unit/
Cap Rate
$68,709

Sale Date
6/2020

Sale Price
$2,130,000

No. of Units
31

2/2020

$900,000

12

1/2020

$750,000

9

11/2019

$3,500,000

46

$75,000
8.29%
$93,750
6.92% Actual NOI%
$76,087

11/2019

$2,900,000

42

$69,047

11/2019

$3,150,000

42

11/2019

$877,500

12

11/2019

$1,020,000

16

9/2019

$20,425,000

130

9/2019

$685,000

10

8/2019

$785,000

13

5/2019

$7,000,000

73

4/2019

$7,350,000

36

11/2018

$800,000

10

$75,000
7.50%
$73,125
9.60%
$63,750
8.95%
$157,115
5.31%***
$68,500
8.52%
$60,385
8.00%
$95,890
5.42%
$204,167*
5.91%
$80,000
7.62%

650 Green End Avenue, Middletown, RI

Keystone Consulting Group

49

MARKET RATE APARTMENT PROPERTY SALES
Tanglewood Village
6/2018
$19,250,000
176
West Warwick, RI
Terraces of Western Cranston,
7/2017
$31,100,000
216
Cranston, RI
Four Seasons
7/2017
$20,250,000
192
East Providence, RI
Cumberland Crossing
6/2017
$57,500,000
288
Cumberland, RI
Princeton Place Apartments
5/2017
$1,215,000
18
North Providence, RI
Lake Street Apartments
3/2017
$1,550,000
21
Warwick, RI
100-110 North Main Street
3/2017
$6,495,000*
42
Providence, RI
Allendale Crossing
1/2017
$2,015,000
37
North Providence, RI
Grant Mill
1/2017
$13,400,000
85
Providence, RI
Source: Keystone Consulting Group and CB Richard Ellis NE

$109,375
6.00%
$143,981
6.52%
$105,468
6.04%
$199,653
5.56%
$67,500
9.00%
$73,810
8.46%
$154,643
5.54%-6.89%**
$54,459
8.50%
$157,647
6.06%

*Adjusted sale price, which excludes the value of 169 Canal Street
**6.89% cap rate of stabilized NOI; 5.54% cap rate based on NOI with rents in place
***Cap rate calculated on $20,425,000, the original purchase price before a $300,000 credit was given to buyer for
capital requirements related to the septic system.

Regarding the preceding table, the data indicates prices per apartment unit range from $54,459 to
$204,167 per dwelling unit, while the sales indicate capitalization rates ranging from approximately
5.31± to 9.60± percent. Most of the cap rates above include a $250 per unit replacement reserve.
The following table demonstrates the most recent affordable apartment property sales in Rhode Island.
The following table demonstrates the most recent affordable apartment property sales in Rhode Island from
2017 to 2020.
AFFORDABLE APARTMENT PROPERTY SALES
Location
Festival Field (LIHTC)
90 Girard Avenue
Newport, RI
Rock Ridge Homes (Section 8)
271 (aka 181) Rock Ridge Drive
Woonsocket, RI
Parkview Terrace Apartments (Section 8)
West Warwick, RI
Curtis Arms Apartments (Section 8)
Providence, RI
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Price per Unit/
Cap Rate
$162,990
6.78%

Sale Date
3/2020

Sale Price
$33,250,000

No. of Units
204

1/2019

$14,100,000

151

$93,377
6.25%*

10/2018

$3,450,000

83

9/2018

$11,250,000

106

$41,566
6.20% - 6.70%**
$106,132
5.9%

Keystone Consulting Group
AFFORDABLE APARTMENT PROPERTY SALES
Echo Valley Apartments (Section 8)
3/2018
$13,000,000
100
56 Maple Avenue
West Warwick, RI
Cathedral Square Apts. I (Sec 8 & LIHTC)
2/2018
$13,500,000
100
Providence, RI
Oxford Place Apartments (Section 8)
12/2017
$4,820,000****
78
Providence, RI
Oxford Gardens Apartments (LIHTC)
12/2017
$7,230,000*****
50
Providence, RI
Park Plaza (Section 8)
10/2017
$6,460,000
62
Johnston, RI
Heritage at Kent Farm (Section 8)
5/2017
$27,700,000
250
East Providence, RI
Colony House Apartments (Section 8)
3/2017
$11,500,000
101
Providence, RI
Source: Keystone Consulting Group
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$130,000
4.96% - 7.51%***
$135,000
5.75%
$61,794
5.55%
$144,600
6.77%
$104,194
7.70%
$110,800
6.59%
$113,861
5.99%

*Based on a real estate tax liability cap of 8% of potential gross income
**6.20% based on T-12 income; 6.70% based on T-90 days income; both with $350/unit reserve allowance
***4.96% based on proforma and 7.51% based on 2017 NOI
****Sales price is as restricted by the HAP contract
*****Sales price based on unrestricted value at market rents

Heritage at Kent Farm has a project-based HAP contract for 234 of the 250 units, which was marked to
market in May 2016 and is subject to operating cost adjustment factor (OCAF) increases. The other 16
units are covered by enhanced vouchers that will roll to market upon turnover. The cap rate is based on T12 months’ income and expenses after $250/unit reserves and adjusting for 2014-2015 real estate tax
abatements which were credited toward the 2016 tax bill.
Regarding the preceding table, the data indicates prices per apartment unit range from $41,566 to $162,990
per dwelling unit, while the sales indicate capitalization rates range from 4.96 percent to 7.70± percent.
New Supply – Middletown
We spoke with Ron Wolanski, Director of Planning & Economic Development for the town of
Middletown. Mr. Wolanski stated that there were no multi-family properties in planning in town. The
following three properties are the most recent developments in the town of Middletown.
-

308 Chase’s Lane
o Three duplexes for a total of six apartment units
o Under construction
o Market rate property

-

201 Maple Avenue
o 30 residential condominiums in five buildings; 17 in Middletown and 13 in Newport
o Straddles the line between Middletown and Newport
o Under construction
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o Market rate property
-

Bailey Brook, Bailey Brook Court
o 36 condominiums for 55 and over residents consisting of two-bedrooms
o Constructed in 2018
o Market rate property

Considering the waiting lists for affordable housing at the properties in the surrounding market area, which
are profiled in a subsequent section of this report, and the lack of new supply of affordable properties in the
pipeline in the town of Middletown, we conclude that demand for affordable housing units exceeds supply
in the subject’s market area.
Market Rate Analytics
The following is a summary of market-rate apartment conditions for Newport County, RI based on CoStar
Analytics reports dated September 30, 2020.

According to the CoStar Report¸ asking monthly rents in Newport County, RI average $1,428± with
studio units renting for $1,183, one-bedroom units renting at $1,250, two-bedroom units renting at $1,465
and three-bedroom units renting at $1,554. Asking rents across all unit types have increased from their
respective prior periods. The survey covered 3,892 units and the vacancy rate is 2.10± percent, a decrease
from the prior period of 2.20± percent. The average capitalization rate is 6.10%, slightly below the prior
period of 6.20%.
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The following is a summary of market-rate apartment conditions for the town of Middletown based on
CoStar Analytics reports dated September 30, 2020.

According to the CoStar Report¸ asking monthly rents in the town of Middletown average $1,475± with
studio units renting for $1,092, one-bedroom units renting at $1,271, two-bedroom units renting at $1,483
and three-bedroom units renting at $1,691. Asking rents across all unit types have increased from their
respective prior periods. The survey covered 1,888 units and the vacancy rate is 1.80± percent, a decrease
from the prior period of 1.90%. The average capitalization rate is 6.0%, slightly below the prior period of
6.1%.
Conclusion
The subject property will compete with other multi-family properties in Middletown and on Aquidneck
Island, as well as multi-family properties located in other nearby communities. The supply of new affordable
housing product is not keeping up with the demand, and new affordable and market rate properties are
achieving strong absorption rates, with evidence detailed in a subsequent section of this report. Based on our
market analysis, while considering the location, accessibility, condition and utility of the subject property “as
complete,” we project that the subject property will be competitive in the market, at the unit types, size and
rents recommended in this report.
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SUPPLY ANALYSIS – AFFORDABLE APARTMENT PROPERTIES
The subject property “as is” consists of a portion of a tax lot improved with a former school building.
“As complete,” the subject is the potential demolition of the existing improvements and
redevelopment into an affordable apartment property which may or may not have unrestricted rental
units as well. Affordability restrictions could include subsidized rents for very low income residents
paying 30% of their income, up to 30%, 50%, and 60% of AMI LIHTC rents, and/or up to 80% and
100% of AMI workforce housing rents.
The subject’s maximum achievable up to 30%, 50%, 60%, 80% and 100% affordable rents and market
rents are summarized in the following table based on data from Novogradac & Co. At the subject
property, the unit mix and expense responsibility (landlord versus tenant) has not been determined. We
project, given that the subject will be a 55+ development, that units will not include more than two
bedrooms. As a result, we focused on efficiency, one- and two-bedroom units in our analysis.
In terms of expense responsibility, we reviewed the expense allocation for four multi-family properties
located in Middletown and one in Portsmouth. While the expense allocations were not identical, based
on this analysis, we project that the landlord will pay gas heat, gas hot water, cold water, sewer, and
trash/recycling. The tenant will pay for cooling, electric cooking, and other electricity. The utility
allowances are based on the HUD Allowances for Tenant-Furnished Utilities and Other Services for RI
Housing dated January 1, 2020 for larger apartment buildings (5+ units), which is included in the
addenda of this market study. We note that the affordable rents include all utilities, so we have deducted
the tenant’s expense for electric cooking and other electricity expense to provide the net rent. Our
market rents reflect the tenant’s expense for electric cooking and other electricity expense.
650 Green End Avenue, Middletown, RI
Rents & Utility Allowances
Maximum
Utility
Unit Type
Net Rent
Affordable Rent
Allowance
Studio @ 30% of AMI
$530
$39
$491
One-Bedroom @ 30% of AMI
$568
$46
$522
Two-Bedroom @ 30% of AMI
$681
$64
$617
Studio @ 50% of AMI
$883
$39
$844
One-Bedroom @ 50% of AMI
$946
$46
$900
Two-Bedroom @ 50% of AMI
$1,136
$64
$1,072
Studio @ 60% of AMI
$1,060
$39
$1,021
One-Bedroom @ 60% of AMI
$1,136
$46
$1,090
Two-Bedroom @ 60% of AMI
$1,363
$64
$1,299
Studio @ 80% of AMI
$1,412
$39
$1,373
One-Bedroom @ 80% of AMI
$1,513
$46
$1,467
Two-Bedroom @ 80% of AMI
$1,816
$64
$1,752
Studio @ 100% of AMI
$1,765
$39
$1,726
One-Bedroom @ 100% of AMI
$1,891
$46
$1,845
Two-Bedroom @ 100% of AMI
$2,270
$64
$2,206

Discussion with Area Housing Stakeholders
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Appraiser's
Market Rent
$1,300
$1,540
$1,810
$1,300
$1,540
$1,810
$1,300
$1,540
$1,810
$1,300
$1,540
$1,810
$1,300
$1,540
$1,810
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We spoke with Ron Wolanski, Director of Planning & Economic Development for the town of
Middletown. He did mention three properties which are the most recent developments in town and
detailed later in this section of the report. We also queried the HUD LIHTC Database for affordable
housing properties in the town of Middletown via https://lihtc.huduser.gov/, affordablehousingonline.com
and lowincomehousing.us. In addition, we reviewed the Comprehensive Community Plan 2014 for the
town of Middletown, specifically Section VII. Housing, dated June 25, 2015. Finally, we reviewed the 2019
Housing Fact Book from HousingWorks RI @ Roger Williams University. Based on the Comprehensive
Community Plan, the inventory of affordable housing consists of a total of 385 low and moderate income
dwelling units in the town of Middletown. Based on the 2019 Housing Fact Book, there are a total of 374
“long-term affordable homes” in town. These properties include subsidized and unsubsidized units. The
following table is based on the Comprehensive Community Plan. Of the properties listed, two are for
elderly residents, and one of the two elderly properties is assisted living, leaving one affordable elderly
property in town with a total of 49 dwelling units.
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The following three properties are the most recent residential developments in the town of Middletown.
-

308 Chase’s Lane
o Three duplexes for a total of six apartment units
o Under construction
o Market rate property

-

201 Maple Avenue
o 30 residential condominiums in five buildings; 17 in Middletown and 13 in Newport
o Straddles the line between Middletown and Newport
o Under construction
o Market rate property

-

Bailey Brook, Bailey Brook Court
o 36 condominiums for 55 and over residents consisting of two-bedrooms
o Constructed in 2018
o Market rate property

Considering the waiting lists for affordable housing at the properties in the surrounding market area detailed
in the following section of this report, and the lack of new supply of affordable properties in the pipeline in
the town of Middletown, we conclude that demand for affordable housing units exceeds supply in the
subject’s market area.
The largest affordable property in the town of Middletown is Oxbow Farms, a 302-unit property that
includes 120 subsidized units via a Section 8 project-based contract, 65 Section 8 voucher subsidized units
and 117 unrestricted units. This property caters to families. The second largest property, Forest Farm, is a
50-unit assisted living facility. The third largest property is West House, a 49-unit affordable housing
property for persons 62 and over which is a Section 202 project-based voucher property. Based on the town
of Middletown comprehensive plan, there are a total of 49 existing affordable rental housing units in town
for seniors, which are subsidized.
LIHTC AND AFFORDABLE RENT ANALYSIS
The subject property “as complete” will be an affordable multi-family property. The developer has not
determined a unit mix, unit sizes or affordability mix to date.
We have determined the maximum allowable rent for affordable units from Novogradac & Company
and based on HUD data. The affordable rents are summarized in the table below. We reviewed studio,
one-bedroom, and two-bedroom units. The studio units are based on an occupancy of 1.0 person. The
one-bedroom units are based on an occupancy of 1.5 persons. The two-bedroom units are based on an
occupancy of 3.0 persons. The maximum allowable rents assume that the tenant pays for electric cooking
and other electricity while the landlord pays for gas heat, gas hot water, cold water, sewer, and
trash/recycling.
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The following table summarizes the current maximum allowable affordable rents for the subject
property per Novogradac & Company and the market rents.
AFFORDABLE RENTS AND MARKET RENT

650 Green End Avenue, Middletown, RI
Unit Type
Studio
One-Bedroom
Two-Bedroom

30% AMI
50% AMI
60% AMI
80% AMI
100% AMI
Max Affordable Rents Max Affordable Rents Max Affordable Rents Max. Affordable Rents Max. Affordable Rent
$491
$844
$1,021
$1,373
$1,726
$522
$900
$1,090
$1,467
$1,845
$617
$1,072
$1,299
$1,752
$2,206

Market Rents
$1,300
$1,540
$1,810

Our concluded market rents are materially higher than the maximum allowable up to 30%, 50%, and
60% of AMI rents, are similar for the up to 80% of AMI rents, and are below the up to 100% of AMI
affordable rents per Novogradac & Company. Based on our analysis of other tax credits properties, we
conclude that 85% - 95% of the maximum allowable affordable rents are achievable. The maximum
allowable affordable rents were calculated using the Novogradac & Company Rent and Income Limit
Calculator. Copies of these forms are in the Addenda.
The following chart summarizes projected achievable affordable rents at 90% of maximum allowable rents.
90% OF MAXIMUM ALLOWABLE AFFORDABLE RENTS AND MARKET RENT

Unit Type
Studio
One-Bedroom
Two-Bedroom

650 Green End Avenue, Middletown, RI
30% AMI
50% AMI
60% AMI
80% AMI
100% AMI
Max Affordable Rents Max Affordable Rents Max Affordable Rents Max. Affordable Rents Max. Affordable Rent
$442
$760
$919
$1,236
$1,553
$470
$810
$981
$1,320
$1,661
$555
$965
$1,169
$1,577
$1,985

Market Rents
$1,300
$1,540
$1,810

We also conclude that affordable rents above 80% of AMI would compete with market rate units and may
preclude the ability to achieve maximum allowable affordable rents at these affordability thresholds.
We have surveyed several affordable properties in the state to determine if these properties were
achieving maximum allowable affordable rents, ranging from 30% to 80% of AMI. Following is a
result of our surveys:
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Property Name
Shannock Falls

Street Address
1639A Shannock Road and
West Shannock Road

Year Built/
City
Renovated
Charlestown and
2020
Richmond

58

# LIHTC Units Occupancy Waiting List

Achieving Maximum
Allowable Rents

AMI

Unit Types

30% & 60%

1-Bed, 2-Bed and 3-Bed

43

Under const

N/A

Yes

Reynolds Farm Apartments

84 Mulberry Drive

North Kingstown

2019

80%

1-Bed & 2-Bed

30

83.3%*

0

Yes

Maplewoods in the City

66 Huber Avenue

Providence

2018

60%

2-Bed and 3-Bed

40

UNK

UNK

85% of max

Sixty King Street

60 King Street

Providence

2017-2018

30% & 60%

Studio, 1-Bed, 2-Bed & 3-Bed

54

98.0%

100+

Yes

Greenridge Commons

124 Garvy Ledges Lane, 74-84 &
73-89 Pascoag Main Street

Burrillville

2018

50%-60%

1-Bed, 2-Bed & 3-Bed

96

100.0%

UNK

No**

Churchwoods Senior Housing

4150 Old Post Road

Charlestown

2017

50%-60%

1-Bed

24

100.0%

10±

Yes

Phoenix Renaissance

618 Cranston Street

Providence

2016

60%

1-Bed, 2-Bed, 3-Bed & 4-Bed

38

97.0%

115±

Yes

Sankofa Apartments

57 Sprague St. & 66 Westfield St.

Providence

2015-2016

50%-60%

1-Bed, 2-Bed, 3-Bed & 4-Bed

50

100.0%

1+ year

Nearly max

Kingstown Crossings II

11 Merrill Lane

North Kingstown

2013

40%, 50% & 60% 1-Bed, 2-Bed, 3-Bed & 4-Bed

46

98.0%

75±

Yes

*Includes 5 available units for a newly constucted building opened as of 10/1/2020
**Was achieving 85% with maximum allowable rents upon renewal

Of the surveyed properties, most have affordable units ranging from up to 30% to up to 60% of AMI. In
addition, the surveyed properties are achieving 85% to 100% of maximum allowable affordable rents.
Conclusion
Given our discussions with local developers, property managers and neighborhood organizations, we
conclude that the subject’s LIHTC and affordable units would be met with strong demand. Typically,
affordable property developers project rents at 85 to 95 percent of the maximum allowable rents, with
consideration given to characteristics such as location, demand, etc. The subject property is reasonably
well-located with average access to transportation and good access to a variety of retail, commercial and
municipal uses in the town of Middletown, and excellent access to the city of Newport. Demand is also
supported by the limited inventory of affordable elderly housing in Middletown and the lack of any
elderly affordable housing in the pipeline.
Sometimes, tenants that qualify for low- to moderate-income housing, or up to 50% -60% AMI, have
difficulty paying completely out of pocket and these units are often times layered with Section 8
vouchers.
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SUPPLY ANALYSIS – MARKET-RATE APARTMENT PROPERTIES
The properties that we surveyed included the following:
•
•
•
•
•
•

East Bay Village, 969 West Main Road, Middletown, RI
Harbor Village, 40 Harbor Village Drive, Middletown, RI
Northgate Apartments, 3 Admiralty Drive, Middletown, RI
Bay View Apartments, 2121 West Main Road, Portsmouth, RI
The Landings, 117 Lake Erie Street, Middletown, RI
Tourister Mill, 91 Main Street, Warren, RI

Given the lack of studio units in the immediate area, we added Tourister Mill in Warren, RI for its
studio units.
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EAST BAY VILLAGE
969 West Main Road
Middletown, RI
Management Agent:
Contact:
Contact’s Phone:

Picerne Real Estate Group
Carly
401-849-2700

Unit
Type
Studio
1 BR/1 BA
2 BR/1 BA

No. of
Units
5
125
110

Average
Rent
$1,090
$1,335-$1,370
$1,535-$1,570

Total Units: 240

County:
Cross Street:
Neighborhood:

Interior
Size
(SF)
421 SF
740 SF
932 – 940 SF

Newport
West Main Road
Middletown

Any Rent
Restrictions?
(Y/N)
N
N
N

Project Occupancy: 97%

Charges in Addition to Rent: Electric cooking, cooling and other electric. Landlord pays oil-fired heat
and hot water, water, sewer and trash.
Subsidies and Restrictions at Project: None
Promotions/Concessions: None
Other Comments: The units are flat style in several three-story walk-up buildings. The property was
developed in 1972 and has had some renovations circa 2010, including the addition of 15± garages in the
past 2 years. Tenants are provided with through-the-wall air conditioning units. Kitchen appliances
include a dishwasher. Amenities include laundry facilities, a clubhouse, volleyball court, in-ground pool,
dog park, business center and resident lounge. There are 16 extra storage units available at $65 per
month. There are a total of 38 garages available at $155 per month for a full garage and $95 for a ½ garage.
The property is located off of Route 114, which is intensely developed with retail, restaurant, office and
lodging uses. The property is located just north of the Newport border.
Date Information Verified: 09/30/2020
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HARBOR VILLAGE
40 Harbor Village Drive
Middletown, RI
Management Agent:
Contact:
Contact’s Phone:

Picerne Real Estate Group
Jacob
877-200-6281

Unit
Type
1 BR/1 BA
2 BR/1 BA

No. of
Units
N/A
N/A

Average
Rent
$1,175
$1,315-$1,350

Total Units: 156

County:
Cross Street:
Neighborhood:

Interior
Size
(SF)
670 SF
850 SF

Newport
West Main Road
Middletown

Any Rent
Restrictions?
(Y/N)
N
N

Project Occupancy: 97%

Charges in Addition to Rent: Tenants pay for heat, hot water, electric cooking and other electric.
Tenants have a choice of gas or electric heat and hot water, and most choose gas. Landlord pays for cold
water, sewer and trash removal.
Subsidies and Restrictions at Project: None
Promotions/Concessions: None
Other Comments: The units are flat style in several 2.5-story walk-up buildings. The property was
developed in 1964 and renovated in 2003-2004. Units have through the wall air conditioning and
dishwashers. There are on-site laundry facilities. Community amenities include a clubhouse with pool and
picnic area, tennis, volleyball, and basketball courts, business center and extra storage. The property is
located north of Coddington Highway, off Route 114.
Date Information Verified: 09/30/2020
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NORTHGATE APARTMENTS
3 Admiralty Drive
Middletown, RI
Management Agent:
Contact:
Contact’s Phone:

Northland
Leasing agent/on-line
401-846-0075

Unit
Type
1 BR/1 BA
2BR/1BA
3 BR/1 BA

No. of
Units
N/A
N/A
N/A

Average
Rent
$1,225-$1,455
$1,645-$1,775
$1,725

Total Units: 179

County:
Cross Street:
Neighborhood:

Interior
Size
(SF)
765 SF
1,044-1,075 SF
1,075 SF

Newport
West Main Road
Middletown

Any Rent
Restrictions?
(Y/N)
N
N
N

Project Occupancy: 95±%

Charges in Addition to Rent: Electric. Landlord pays gas heat, hot water, gas cooking, water, sewer,
and trash.
Subsidies and Restrictions at Project: None
Current Promotions/Concessions: None
Other Comments: The property is comprised of several two-story walk-up buildings. The property was
developed in 1971-1972 and renovated in 2013. Units have through-the-wall air conditioning,
microwaves, dishwashers, balconies, and extra storage. Amenities include laundry facilities, basketball
courts, in-ground pool, dog park, fitness center, and playground. Garage parking is available for $175 per
month. The property is located off of Route 114, just north of the Newport border.
Date Information Verified: 09/30/2020
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BAY VIEW ESTATES APARTMENTS
Garden/Terrace
2121 West Main Road
Portsmouth, RI
Management Agent:
Contact:
Contact’s Phone:

Chestnut Hill Realty
Leasing agent
844-266-8362

Unit
Type
Studio
1 BR/1 BA*
1 BR/1 BA**
2 BR/1 BA**
2 BR/1 BA*
*Garden and terrace

No. of
Units
N/A
N/A
N/A
N/A
N/A
**Tower

Average
Rent
$1,100-$1,255
$1,400-$1,465
$1,410-$1,635
$1,550-$1,830
$1,650-$1,900

Total Units: 130 (includes tower building units)

County:
Cross Street:
Neighborhood:

Interior
Size
(SF)
378-401 SF
654 SF
848 SF
961-973 SF
827-887 SF

Newport
West Main Road
Portsmouth

Any Rent
Restrictions?
(Y/N)
N
N
N
N
N

Project Occupancy: 96%

Charges in Addition to Rent: Electric. Landlord pays heat (in garden and terrace units only), hot water,
water, sewer and trash. Studio units include all utilities, while one- and two-bed tower units include cold
water, sewer and trash only (heat and hot water in the tower are electric).
Subsidies and Restrictions at Project: None
Other Comments: The property offers garden/terrace style units and tower units. These units were
developed in 1958 and 1965, and renovated circa 1985. Units include central air conditioning and have
decks. Garden and terrace units have dishwashers, and some units have microwaves. Amenities include
laundry facilities, fitness center, in-ground pool, tennis courts, bocce court, business center and a
community room. The property is located on Route 114, just north of the Middletown border.
Date Information Verified: 09/30/2020
650 Green End Avenue, Middletown, RI

Keystone Consulting Group

64

THE LANDINGS
131 Lake Erie Street
Middletown, RI
Management Agent:
Contact:
Contact’s Phone:

Landings Real Estate Group
Natalie
401-841-1611

Unit
Type
1BR/1BA
2BR/1BA
3BR/2BA TH

No. of
Units
2
206
2

Average
Rent
$1,585
$1,590-$1,840
$2,200

Total Units:268

County:
Cross Street:
Neighborhood:

Interior
Size
(SF)
780 SF
780-794 SF
1,450 SF

Newport
West Main Road
Middletown

Any Rent
Restrictions?
(Y/N)
N
N
N

Project Occupancy: 98%

Charges in Addition to Rent: Tenants pay for electricity. Landlord pays for heat (gas), hot water (gas),
and cooking (gas), cold water, sewer, and trash removal.
Subsidies and Restrictions at Project: None
Current Promotions/Concessions: None
Other Comments: The property was originally developed circa 1942 and renovated circa 1989. The units
are a mix of flat and townhouse style, offering washer/dryers, dishwashers, disposals, wall AC units, decks,
and storage sheds. The property also includes four-bed units. Renovated units also offer microwaves. Some
of the units also have central air conditioning. Community amenities include two dog parks, two
playgrounds and a business center. The property is former Navy housing, which was no longer needed. The
property is located on the Newport/Middletown border.
Date Information Verified: 09/30/2020
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TOURISTER MILL
91 Main Street
Warren, RI 02885
Management Agent:
Contact:
Contact’s Phone:

Brady Sullivan
Leslie
401-289-0010

Unit
Type
Studio w/loft
1BD/1BA
2BD/1BA
2BD/2BA

County:
Cross Street:
Neighborhood:

No. of
Units
N/A
N/A

Average
Rent
$1,500 -$1,525
$1,495 - $1,895

Interior
Size
(SF)
1,100
762-1,290

N/A
N/A

$1,495-$2,250
$1,950-$2,295

774-1,600
1,025-1,224

Total Units: 190

Bristol
Mill Street
Town Ctr

Any Rent
Restrictions?
(Y/N)
N
N
N
N

Project Occupancy: 98%

Charges in Addition to Rent: Tenants pay for all utilities, except for trash removal.
Subsidies and Restrictions at Project: None
Promotions/Concessions: None
Other Comments: This property is a mill conversion of the Tourister Mill built in 1896 and
renovated in 2018 with units ranging from studios to five bedrooms and also includes loft space. All
unit types are not shown above. The property has three stories, is elevatored, and is located just east of
the border with Barrington, RI on the Palmer River. The property has 190 dwelling units that range
from one- to five-bedrooms and one- to three-baths. There are hardwood, carpet, and vinyl floors,
vaulted ceilings and many units have river views. Unit amenities include granite countertops, central
air conditioning, microwave, dishwasher and in-unit washer/dryer. Select units have fireplaces. In
addition to assigned free surface parking, some garages are available at $150-$300 per month. There is
also some extra storage available at $75-$100 per month. The property also has a community room,
game room, fitness center, theater, library, WiFi lounge/business center, indoor putting green, bocce
court and grilling areas. The property achieved stabilized leasing in June 2020.
Date Information Verified: 10/01/2020
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COMPARABLE MARKET RENTAL MAP

Summary of Competitive Supply
The preceding apartment properties indicate occupancy rates ranging from 95± to 98± percent. The
comparable survey properties have been summarized in the following table.
Property
East Bay Village
969 West Main Road
Middletown, RI

Harbor Village
40 Harbor Village Drive
Middletown, RI
Northgate Apartments
3 Admiralty Drive
Middletown, RI

MARKET RATE APARTMENT PROPERTIES
Unit Mix
Sizes
Rents
Studio

421 SF

1 BR/1BA

740 SF

2 BR/1 BA

932-940 SF

1 BR/1BA

670 SF

2 BR/1 BA

850 SF

1 BR/1BA

765 SF

2 BR/1 BA

1,044-1,075 SF

3 BR/1 BA

1,075 SF

650 Green End Avenue, Middletown, RI

$1,090/month*
$2.59/SF
$1,335-$1,370/month*
$1.80-$1.85/SF
$1,535-$1,570/month*
$1.65-$1.67/SF
$1,175/month**
$1.75/SF
$1,315-$1,350/month**
$1.55-$1.59/SF
$1,225-$1,455/month***
$1.60-$1.90/SF
$1,645-$1,775/month***
$1.58-$1.65/SF
$1,725/month***
$1.60/SF

Occupancy
Rate
97±%

97±%

95±%

Keystone Consulting Group
Property

MARKET RATE APARTMENT PROPERTIES
Unit Mix
Sizes
Rents

67

Occupancy
Rate
96±%

$1,100-$1,255/month****
$2.91-$3.13/SF
$1,400-$1,465/month*
654 SF
1 BR/1BA (1)
$2.14-$2.24/SF
$1,410-$1,635/month**
848 SF
1 BR/1 BA (2)
1) Garden & terrace
$1.66-$1.93/SF
2) Tower
$1,550-$1,830/month**
961-973 SF
2 BR/1 BA (2)
$1.61-$1.88/SF
$1,650-$1,900/month*
827-887 SF
2 BR/1 BA (1)
$2.00-$2.14/SF
98±%
$1,585/month***
780 SF
The Landings
1 BR/1BA
$2.03/SF
131 Lake Erie Street
$1,590-$1,840/month***
780-794 SF
Middletown, RI
2 BR/1 BA
$2.04-$2.32/SF
$2,200/month***
1,450 SF
3 BR/2 BA TH
$1.52/SF
98±%
$1,500-$1,525/month*****
1,100 SF
Studio w/loft
Tourister Mill
$1.36-$1.39/SF
91 Main Street
$1,495-$1,895/month*****
762-1,290 SF
1 BR/1BA
Warren, RI
$1.47-$1.96/SF
$1,495-$2,250/month*****
774-1,600 SF
2 BR/1 BA
$1.41-$1.93/SF
1,025-1,224 SF $1,950-$2,295/month*****
2 BR/2 BA
$1.88-$1.90/SF
*Tenants pay electric cooking and other electricity
**Cold water, sewer, & trash included
***Tenant pays other electric only
****All utilities included
*****Trash included
Bay View Estates Apts.
2121 West Main Road
Portsmouth, RI

Studio (1)

378-401 SF

Conclusion
The market-rate apartment market reflects positive fundamentals fueled by continued strong demand for
rental units. However, cap rates have generally stabilized over the past year and rent appreciation has
slowed. Market rate apartment properties in the subject’s market area exhibit stabilized occupancy rates
ranging from 95± percent to 98± percent. We conclude that the subject property, “as complete,” will
compete well in the local market given the new construction and good condition, and the convenient
proximity of social services, educational facilities, shopping, and highways.
MARKET RENT ANALYSIS
The subject property “as is” consists of a portion of a tax lot improved with a former school building.
“As complete,” the subject is the potential demolition of the existing improvements and
redevelopment into an affordable apartment property which may or may not have unrestricted rental
units as well. Affordability restrictions could include subsidized rents for very low income residents
paying 30% of their income, up to 30%, 50%, and 60% of AMI LIHTC rents, and/or up to 80% and
100% of AMI workforce housing rents.
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In order to determine the market rents for the subject units to serve as a reference point against the
affordable rents, we have surveyed the subject’s competitive market area, the results of which were
previously presented in this report. We have determined market rent for the subject units using HUD rent
adjustment grids. We note that our estimate of the subject market rents assume that the subject property
has 100 percent unrestricted rents.
We have made the following assumptions regarding the subject property in determining market rent:
- The property would be elevator-served and be 2-3 stories in height
- There will be studio, one- and two-bedroom units
- Completion will occur in 2022
- All dwelling units will include one-bathroom
- Unit sizes, based on our review of several affordable properties will be as follows: studio: 450± SF;
one-bedroom: 650± SF; and two-bedroom: 850± SF
- Unit amenities will include central air conditioning, range/refrigerator, microwave, dishwasher,
vinyl floor coverings, blinds/shades, cable/internet service and grab bars.
- Project amenities will include ample and free parking, a meeting room, some level of service
coordination as well as an emergency call system given the projected 55+ nature of the proposed
project
Elevator adjustments are based on 5.0% of the base rent. We interviewed Colin Kane of the Peregrine
Group, owners and managers of apartment properties throughout Rhode Island. Peregrine owns elevatored
and non-elevatored buildings in East Providence, RI. At Rumford Center, 2 BR/2 BA apartments in nonelevatored building #8, have a rental range of $1,520 to $1,695. Similar but larger 2 BR/2 BA units in
elevatored buildings #1 and #3 have a rental range of $1,725 to $2,200. The rental premium for the
elevatored buildings ranges from 13.4% to 29.7%. Based on difference in unit sizes we estimate that the
rental difference attributable to the elevator is 10%±. Universal Properties owns two similar complexes in
Cranston, RI, one with an elevator and the other without. The elevatored building units achieve a 2.5±
percent premium over similar units in the non-elevatored building, and the elevator amenity reportedly
results in a more stable and desirable tenant mix, with less turnover.
The neighborhood adjustments in the grids were based on U.S. Census tract data and our observations of
the respective neighborhoods. Size adjustments were $30 per every 100 square feet of gross living area,
based on market-derived rental differences for different sized units and information in our in-house database
and experience with similar properties in the market area.
The subject’s market rents assume that the landlord will pay gas heat, gas hot water, cold water, sewer,
and trash/recycling. The tenant will pay for cooling, electric cooking, and other electricity. The utility
allowances are based on the HUD Allowances for Tenant-Furnished Utilities and Other Services for RI
Housing dated January 1, 2020 for larger apartment buildings (5+ units), which is included in the
addenda of this market study.
The “as complete” HUD rent adjustment grids are presented on the following pages.
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STUDIO DWELLING UNITS
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ONE-BEDROOM DWELLING UNITS
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TWO-BEDROOM DWELLING UNITS
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Market Rent Conclusions
Below is the summary of the surveyed market rents.
SUMMARY OF COMPARABLE MARKET RENT SURVEY
Type of Unit
Size - SF
Monthly Rent
Rent/SF
Studio
421 - 1,100
$1,090* - $1,525*
$1.36 - $3.13
One-Bedroom
654 - 1,290
$1,175*** - $1,895**
$1.47 - $2.24
Two-Bedroom
774 - 1,600
$1,315**** - $2,250**
$1.41 - $2.32
*Tenants pay electric cooking and other electricity
**Trash included
***Tenant pays other electricity only
****Cold water, sewer & trash included

Below are our concluded market rents for the subject “as complete.”
CONSULTANT'S ESTIMATE OF MARKET RENTS "As Complete"

Unit Type

650 Green End Avenue, Middletown, RI
Avg. GLA
Monthly Rent

Studio
One-Bed/One-Bath
Two-Bed/One-Bath

450
650
850

$1,300
$1,540
$1,810

Per SF

$2.89
$2.37
$2.13

We note that these rents are based on the subject property having 100 percent unrestricted rents. These
rents assume that the landlord will pay gas heat, gas hot water, cold water, sewer, and trash/recycling.
The tenant will pay for cooling, electric cooking, and other electricity.
Our concluded subject market rents are within the range in terms of the comparable monthly rents, and are
above the range of the comparable market rate properties on a rent per square foot basis for the studio and
one-bedroom properties, given the smaller sizes of these units relative to some of the comparable units.
Our projected unit sizes are generally within the range of the comparable properties, although on the low
end of the size range, given the proposed nature of the subject as 55+ rental housing, which are typically
smaller than those generally available in the market.
We were not provided with any projections for the subject property.
CAPTURE AND PENETRATION RATE ANALYSIS
The subject property “as is” consists of a portion of a tax lot improved with a former school building.
“As complete,” the existing improvements may be redeveloped into an affordable apartment property
which may or may not have unrestricted rental units as well. Affordability restrictions could include
subsidized rents for very low income residents paying 30% of their income, up to 50%, and 60% of
AMI LIHTC rents, and/or up to 80% and 100% of AMI workforce housing rents. We assume that any
up to 30% of AMI units would be subsidized.
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In order to determine whether the up to 50% and 60% of AMI LIHTC rents, and/or up to 80% and
100% of AMI workforce housing rents are achievable within the drive time areas, we have examined
the pool of potential renters. A qualified renter must have an income below the respective
maximum levels, but still have adequate income to afford the apartment. Based on our prior
experience with various affordable programs and conversations with affordable property experts and
advocates, we have ascertained that it is preferable for tenants to spend no more than 30 percent of
their income on housing. In this case, housing includes rent and utilities. However, based on the
methodology used to calculate the maximum rents for each unit type/AMI level, tenants must pay
more than 30 percent of their income for rent and utilities if the maximum rents are to be achieved.
Nationwide the percentage of their income tenants in affordable units are paying is increasing. In
some parts of the country it is common for LIHTC tenants to allocate over 50 percent of their
household income to rent. Based on our experience and the preceding discussion, we have used 40
percent of household income spent on rent and utilities for the subject dwelling units.
Using the maximum allowable affordable rents, we have calculated the income range between 40
percent of household income and the maximum permitted income for the subject units. The maximum
household income is based on the Newport-Middletown-Portsmouth, RI HUD Metro FMR Area 2020
data.
Affordable Rent and Household Income Required
650 Green End Avenue, Middletown, RI
Unit Type

AMI

Affordable
Rent

Studio
One-Bedroom
Two-Bedroom
Studio
One-Bedroom
Two-Bedroom
Studio
One-Bedroom
Two-Bedroom
Studio
One-Bedroom
Two-Bedroom

50%
50%
50%
60%
60%
60%
80%
80%
80%
100%
100%
100%

$844
$900
$1,072
$1,021
$1,090
$1,299
$1,373
$1,467
$1,752
$1,726
$1,845
$2,206

40 Percent Maximum
HH Income HH Income
$25,320

$35,350

$27,000
$32,160
$30,630
$32,700
$38,970
$41,190
$44,010
$52,560
$51,780
$55,350
$66,180

$37,875
$45,450
$42,420
$45,450
$54,540
$56,480
$60,250
$72,640
$70,600
$75,650
$90,800

Income within the income eligible band encompassing ranges from $25,320 - $90,800. We used 1.0 person
for the studio units, 1.5 persons for the one-bedroom units, and 3.0 persons for two-bedroom units. Using
the previously presented renter occupied housing units on pages 19-20 and detailed household income data
on pages 26-28 of this report, we have determined the number of income eligible households within the
referenced income bands, in the 10-minute, 20-minute, and 30-minute drive time areas from the subject
property. Where necessary we have extrapolated the data. The following presents information based on
2010 and 2020 data. The eligible population is 55 years of age and older.
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Given the number of dwelling units planned for the subject property, we combined the income eligibility
bands for the entire property in calculating the capture rate.
•
In the10-minute drive time area, 41.80 percent of the 3,277 households are income eligible.
•
In the 10-minute drive area, 34.82 percent of the 6,816 occupied housing units are renter occupied,
or 2,373 units.
•
In the 20-minute drive time area, 38.90 percent of the 13,608 households are income eligible.
•
In the 20-minute drive time area, 28.57 percent of the 11,579 occupied housing units are renter
occupied, or 3,308 units.
•
In the 30-minute drive time area, 42.13 percent of the 38,641 households are income eligible.
•
In the 30-minute drive time area, 34.50 percent of the 32,868 occupied housing units are renter
occupied, or 11,339 units.
Thus, the total number of renter-occupied housing units within the eligible income bands is calculated as
follows:
41.80% of total households in income eligible band x 2,373 renter occupied housing units =
991± renter households in the eligible income band in the 10-minute drive time area.
38.90% of total households in income eligible band x 3,308 renter occupied housing units =
1,286± renter households in the eligible income band in the 20-minute drive time area.
42.13% of total households in income eligible band x 11,339 renter occupied housing units =
4,777± renter households in the eligible income band in the 30-minute drive time area.
Capture Rate For The Subject Property
The capture rate is defined as follows: the number of affordable units in the project divided by the total
number of households in the income eligible band that are renters. Therefore, in our capture rate we used
40 affordable units, though we understand that no decision has yet been made regarding the number of
units for the subject property or whether some of the units would be market rate. We have presented the
10-minute, 20-minute, and 30-minute drive time areas in this analysis. Thus, the capture rate for the
subject property is calculated as follows.
40 affordable units/991 income eligible renter occupied housing units in 10-minute drive time area =
4.04%
40 affordable units/1,286 income eligible renter occupied housing units in 20-minute drive time area =
3.11%
40 affordable units/4,777 income eligible renter occupied housing units in 30-minute drive time area =
0.84%
The capture rate for the 10-minute drive time area indicates that 4.04± percent of the income eligible
renter occupied housing units need to be captured by the subject to achieve 100 percent occupancy. The
capture rate for the 20-minute drive time area indicates that 3.11± percent of the income eligible renter
occupied housing units need to be captured by the subject to achieve 100 percent occupancy. The capture
rate for the 30-minute drive time area indicates that 0.84± percent of the income eligible renter occupied
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housing units need to be captured by the subject to achieve 100 percent occupancy. We used the same
income band range in all three drive time analyses.
Overall Capture Rate Conclusions
Based on our survey of the market, there is a limited supply of affordable housing in the area, with only one
affordable housing property for the elderly in Middletown, and additions to the supply of affordable housing
would be met with positive reception and strong demand. In addition, market rate properties are well
leased in the market area, and our survey of the market indicated occupancy rates ranging from 95± to 98±
percent. These capture rates assume that the subject dwelling units would be a mix of at up to 30%, 50%,
60%, 80% and/or 100% of AMI affordable units.
Based on our analysis of other tax credit and market rate properties and the subject’s competitive position,
we conclude that the subject will be able to approach and achieve 85 to 95 percent of its maximum
allowable affordable rents as newer comparable properties in the market approach or achieve maximum
allowable affordable rents.
We conclude that the subject’s capture rate would occur within a 30-minute drive time area.
The above capture rates also consider that all of the proposed affordable income thresholds are included. As
a result, if an income band were eliminated, this would reduce the number of income eligible households
for the subject property.
Penetration Rate Analysis
The penetration rate is the percentage of income qualified renter households which must be captured in the
primary market area to reach stabilized occupancy. The primary market area for the subject property is
within a 30-minute drive time area. This rate is different from the capture rate in that it considers the total
number of affordable units in the subject’s market area as compared to the capture rate which only includes
the subject’s affordable units and not the competition. As indicated, we have estimated that the subject
would offer a total of 40 affordable units at a mix of the following income levels: up to 30%, 50%, 60% ,
80% and 100% of AMI affordable units.
We contacted the Middletown town planning office and reviewed the town’s comprehensive plan for
information on affordable housing in the town. We also queried the HUD LIHTC Database for affordable
housing properties in Newport County via https://lihtc.huduser.gov/, affordablehousingonline.com and
lowincomehousing.us. Based on this research, which included a few properties beyond Newport County,
we identified a total of 12 properties classified as catering to the elderly or having at least some elderly units,
with a total of 400± affordable dwelling units. Including the potential inclusion of 40 additional subject
units, the total is 440 units. These properties include subsidized and unsubsidized units and may include
units that would not directly compete with the subject property. Based on our research and conversations as
well as our experience with many affordable properties throughout the state of Rhode Island, most of the
competing properties have waiting lists.
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Many of the units identified are existing properties that are subsidized with Section 8 project-based or
tenant-based vouchers or have other subsidies attached to them. We project that the number of nonsubsidized affordable units would be fewer than the total of 400 units identified above.
The subject, for purposes of analysis, is estimated to have a total of 40 dwelling units. Below are the number
of income eligible renter occupied housing units in the three surveyed drive times:
991± income eligible renter occupied housing units in 10-minute drive time area
1,286± income eligible renter occupied housing units in 20-minute drive time area
4,777± income eligible renter occupied housing units in 30-minute drive time area
Below are penetration rates taking into account all of the surveyed units:
440 units /991 income eligible renter occupied housing units in 10-minute drive time = 44.40%
440 units /1,286 income eligible renter occupied housing units in 20-minute drive time = 34.21%
440 units /4,777 income eligible renter occupied housing units in 30-minute drive time = 9.21%
The penetration rate for the 10-minute drive time area indicates that 44.40± percent of the income eligible
renter occupied housing units need to be captured by the subject to achieve 100 percent occupancy. The
penetration rate for the 20-minute drive time area indicates that 34.21± percent of the income eligible
renter occupied housing units need to be captured by the subject to achieve 100 percent occupancy. The
penetration rate for the 30-minute drive time area indicates that 9.21± percent of the income eligible
renter occupied housing units need to be captured by the subject to achieve 100 percent occupancy. We
project that the subject unsubsidized affordable units would achieve a penetration rate within the 30-minute
drive time.
Penetration Rate Conclusion
We conclude that the subject’s penetration rate would occur within the 30-minute drive time area. This
considers waiting lists for other affordable properties in the area and the estimated unit size of the subject
property.
Absorption Rate Analysis
“As complete,” the subject is the potential demolition of the existing improvements and
redevelopment into an affordable apartment property which may or may not have unrestricted rental
units as well. Affordability restrictions could include subsidized rents for very low income residents
paying 30% of their income, up to 30%, 50%, and 60% of AMI LIHTC rents, and/or up to 80% and
100% of AMI workforce housing rents. We assume that any up to 30% of AMI units would be
subsidized. We have provided an overview of absorption rates for affordable and market rate housing
properties in the subject’s market area, which experienced the most recent absorption.
• Upton Residences, Providence– This is a 30-unit mixed-income that came on line in the fall of 2019.
The property has a mix of 60%, 100% and 120% of AMI units. 22 of the 30 units have been leased for an
absorption rate of 4-5 units per month.
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• Downtown Lofts, Fall River – This is a 38-unit mixed-income property that came on line in February
2020 prior to the COVID-19 pandemic. The property has ten 80% of AMI units and 28 market rate
units. Absorption has been 7± units per month with 35 units leased as of September 3, 2020, including 8
units in the process of move-in.
• Station Row, Providence– This is a 169-unit market rate property that came on line with pre-leasing
beginning in April 2019 and marketing beginning in January 2019. Absorption has been 14± units per
month.
• Reynolds Farm, North Kingstown– This is a 90-unit market rate property that came on line in 2019.
Of the total units, 15 are at 80% of AMI. Leasing began in April 2019 and absorption has been 20+
units per month. The property manager stated that all of the 80% of AMI units were leased.
• Georgiaville Village Green, Smithfield – This is a 42-unit affordable housing property. The property has
a mix of Section 811 and up to 60% of AMI units. Leasing began the end of June 2019 and as of the end
of August 2019, all 20 units that were available were leased for an absorption rate of 10± units per
month.
• Maplewoods, Providence – This is a 40-unit affordable housing development of new construction with a
mix of HOME and up to 60% of AMI units. Pre-leasing began before April 2019; the property was
completed in April 2019 with full occupancy in June 2019. Tenants began moving into this property in
April 2019. As a result, all units were absorbed within 60± days or 20± units per month.
• Sixty King Street, Providence – This is a 60-unit affordable housing mill redevelopment property with a
mix of 30% of AMI, 60% of AMI and market-rate units. Pre-leasing began in mid-August 2018, the
rehab of the property was completed in October 2018 and full occupancy happened by December 1,
2018. Tenants began moving into this property in November 2018. As a result, all units were absorbed
within 90± days or 17± units per month.
• Case-Mead Lofts, Providence – This five-story, mixed-use, elevator-served, apartment over retail
property originally was renovated in 2016-2017. The property is located on the corner of Dorrance
Street and Weybosset Street. The upper floors, were converted into 44 residential units. Units,
which are fully furnished, are marketed toward students and young professionals in the Providence area
and have high-end modern finishes in all of the units. There is no on-site parking. The property leased
up in 4-5 months or 10± units per month following a pre-opening marketing period.
• Churchwoods, Charlestown – This 24-unit senior affordable housing property was built in 2017 and
began lease-up in December 2017. This property includes 50%, 60% and 80% of AMI units. All but
one of the units was leased and occupied within 45 days of completion or 16± units per month.
• Promenade at The Foundry, Providence – This mixed-use redeveloped mill complex, located on the west
side of Interstate 95 in Providence, underwent lease-up of the Sharpe building. This is the 13th and final
building to be restored in the complex. The building houses 196 luxury residential units. These units
nearly doubled the total of 237 existing units within the complex. As of March 2017, the property was
95% leased at an absorption rate of 10± to 15± units per month.
Absorption Rate Conclusion
The apartment market reflects positive fundamentals fueled by continued strong demand for rental units.
Market rate apartment properties in the subject’s market area exhibit occupancy rates ranging from 95± to
98± percent. We conclude that the subject property will compete well in the local market given that it will
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be a newly constructed development in excellent condition and given the convenient proximity of social
services, educational facilities, shopping centers, and highways as well as its access to the city of Newport
and the Middletown senior center.
Given the condition of the subject property “as complete” and the absorption rates for new affordable and
market rate rental housing, and assuming pre-leasing and professional marketing, we conclude that
absorption of an average of 7± units per month is reasonable and supported by the market. If the property,
for instance, totaled 40 dwelling units, the absorption period would be 6± months.
Market Study Conclusions
The subject property will benefit from a general lack of elderly and senior affordable housing in the town
of Middletown and from its location near the city of Newport, where residents will have access to a
variety of amenities and attractions. The subject neighborhood, location and surrounding uses of the
subject property, including the on-site Middletown senior center, provide a suitable location for
affordable multi-family use. In addition, there is demand for affordable housing in the state, and there is
no elderly affordable housing in the pipeline in the town of Middletown.
Based on our analysis of other similar properties and the subject’s competitive position, we conclude
that the subject proposed affordable housing project is economically feasible, units would be in demand,
and would be absorbed at 7± units per month. If the property totaled 40 dwelling units absorption
would be within 6± months of completion. We also conclude that the subject property would be able
to achieve 85% to 95% of the maximum allowable affordable rents.
We note that our Market Study is reflective of the subject characteristics and market conditions as of
September 25, 2020.
TOWN OF MIDDLETOWN ANALYSIS
In addition to the previous project-based conclusions, we also analyzed the following for the town of
Middletown:
• number of market-accepted affordable housing units
• mix of family versus senior housing
• market-accepted unit mix (bedroom and bathroom mix), unit type (single-family residential,
multi-family rental and/or residential condominium) and affordability mix (subsidized very low
income, maximum allowable and achievable up to 30%, 50% and 60% of AMI LIHTC, and up
to 80% and 100% of AMI workforce housing rents)
The preceding conclusions for the proposed project and recommendations for the town of Middletown
considered financing programs available via Rhode Island Housing, and relied in part on affordable housing
data provided by Housing Works RI at Roger Williams University in its 2019 Housing Fact Book, the
most recent version published to date. Financing options are presented in a subsequent section of this
report.
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Number Of Market-Accepted Affordable Housing Units
Based on the Middletown, RI Comprehensive Community Plan 2014, Chapter VII entitled “Housing” and
dated June 25, 2015, the town of Middletown has a total of 385 low and moderate income housing units as
denoted in the following table.

We also queried the HUD LIHTC Database for affordable housing properties in the town of Middletown via
https://lihtc.huduser.gov/, affordablehousingonline.com and lowincomehousing.us. In addition, we
reviewed the 2019 Housing Fact Book from HousingWorks RI @ Roger Williams University. Based on the
Comprehensive Community Plan, the inventory of affordable housing consists of a total of 385 low and
moderate income dwelling units in the town of Middletown. Based on the 2019 Housing Fact Book, there
are a total of 374 long-term affordable homes in town. These properties include subsidized and unsubsidized
units. Of the properties listed, two are for elderly residents, and one of the two properties is assisted living,
leaving one affordable elderly property in town with a total of 49 dwelling units.

650 Green End Avenue, Middletown, RI

Keystone Consulting Group

80

According to the 2019 Housing Fact Book from HousingWorks RI @ Roger Williams University
(“2019 Housing Fact Book”), the most recent version available, “in 2018 the list of municipalities where it is
affordable to own or rent reached a new low of recent years. There are no municipalities where a household
with $50,000 in income could affordably buy. Households earning $70,000 can now only afford to buy in
four municipalities, down from seven in 2017. Even those households with incomes at $100,000 have six
fewer communities to choose from. For renters, there are now only three municipalities, down from four
in 2017, where a $50,000 income will enable you to rent a typical two-bedroom apartment. There is no
municipality where the state median renter income of $32,361 could comfortably afford that same
apartment. According to the National Low Income Housing Coalition’s 2019 Out of Reach report, the
state’s “hourly housing wage” to afford a Fair Market Rent two-bedroom apartment is $20.86, the 18th
highest housing wage in the United States.”
The executive summary of this report continues as follows: “ amidst this crisis of housing affordability,
2018’s production of long-term affordable homes was 22 percent lower than in 2017…The net gain of
long-term affordable homes since 2005 across the state account for 2,212 additional low- and moderateincome homes, an average of 147 per year. This number could be higher if not for the loss of stock where
affordability restrictions have expired despite preservation efforts.”
The need for affordable housing considers the level of households that are cost burdened, meaning that a
household spends more than 30 percent of more of their income on housing costs. Following is the snapshot
for the town of Middletown as reported in the 2019 Housing Fact Book.
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For the town of Middletown, 31% of owner households and 52% of renter households are cost burdened.
The median cost of a single-family home has increased 8.0% from 2013 to 2018 while the average twobedroom rent has increased 12.0% over the same time period. Since 2005, the town of Middletown lost
175 affordable housing units, based on the loss of 195 family affordable housing units, the loss of 5 elderly
affordable housing units, and the addition of 25 special needs affordable housing units.
According the RI State Law 45-53, 10 percent of every city or town’s housing stock should qualify as lowand moderate-income housing. Following is a review of each municipality’s status regarding achieving that
goal.
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Based on this data from the 2019 Housing Fact Book, six of the state’s 39 communities, or 15± percent,
meet this goal, including Burrillville, Central Falls, Newport, New Shoreham, Providence and
Woonsocket. The town of Middletown has a shortfall of 313 units with 5.44 percent of its housing stock
being classified as low to moderate income housing. The town ranks 19th in the state when measuring
affordable housing stock. Newport ranks 2nd at 15.61% while Portsmouth ranks 31st in the state.
Reviewing where it is affordable to own a home in the state of Rhode Island, based on 2018 median singlefamily home prices, a household earning the state’s median household income of $61,043 would be able to
afford to purchase a home in only two of the state of Rhode Island’s cities and towns. Following is a chart
from the 2019 Housing Fact Book regarding annual income needed to affordably purchase a median priced
home in each community.
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Middletown ranks 27th out of 39 cities and towns in the state when measuring home ownership affordability.
Reviewing where it is affordable to rent an apartment in the state of Rhode Island, based on 2018 average
two-bedroom rents, a household earning the state’s median renter household income of $32,361 could not
affordably rent in any city or town in the state. Following is a chart from the 2019 Housing Fact Book
regarding annual income needed to affordably rent a median priced two-bedroom rent each community.
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Middletown ranks 16th out of 28 cities and towns in the state reporting data when measuring two-bedroom
rent affordability.
Based on the above data, it is clear that the town of Middletown has an opportunity to increase its inventory
of affordable housing, including meeting over time the 10% statewide threshold. The addition of 40 multifamily affordable dwelling units to the existing inventory of 374 units would increase the percentage of
long-term affordable housing to 414 units or 6.0± percent of the long-term year round housing stock. The
proposed units would add to the level of senior housing stock. Given our previous analysis, there is demand
to support 40± additional affordable housing units within a 30-minute drive time from the subject
property’s location.
In terms of determining the number of market-accepted affordable housing units in town, it is useful to
analyze the number of income-eligible households in town. Similar to the capture rate analysis employed
previously in this report, we are interested in determining the number of income qualified potential
residents in town. We reviewed the number of income eligible households regardless if the household is a
renter or owner household. This provides the total number of income eligible households in town. While
this does not translate into the actual supply of households or demand for affordable housing given that most
likely only a small percentage of existing owner households would be interested in moving into new
affordable housing, it is a benchmark of total income eligible households. In actuality, demand for affordable
housing crosses town and city boundaries. Of note is that the city of Newport ranks 2nd in the state with
15.61% of its housing stock classified as affordable while Portsmouth ranks 31st in the state with 2.83% of its
housing stock classified as affordable.
For the town of Middletown, we focused on income eligibility from up to 30% to up to 80% of AMI. Based
on our previous analysis and our experience, once you move above 80% of AMI, the potential tenant pool
includes non-income eligible tenants looking for market rate housing.
Based on our prior experience with various affordable programs and conversations with affordable
property experts and advocates, we have ascertained that it is preferable for tenants to spend no
more than 30 percent of their income on housing. In this case, housing includes rent and utilities.
The maximum household income is based on the Newport-Middletown-Portsmouth, RI HUD Metro
FMR Area 2020 data. We also focused on unit types that ranged from studio to three-bedroom units.
While there are affordable properties with unit types that exceed three-bedrooms, it is not prevalent in
the market. For purposes of analysis, we assumed that rents would include all utilities.
Household Income Required For Income Eligibility
Newport-Middletown-Portsmouth RI HUD Metro FMR Area
2020 Income Limits
No. Persons

30% AMI

50% AMI

60% AMI

80% AMI

1
2
3
4
4.5

$21,210
$24,240
$27,270
$30,270
$31,485

$35,350
$40,400
$45,450
$50,450
$52,475

$42,420
$48,480
$54,540
$60,540
$62,970

$56,560
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Income within the income eligible band ranges from $21,210 - $83,960. We used 1.0 person for the
studio units, 1.5 persons for the one-bedroom units, 3.0 persons for two-bedroom units and 4.5
persons for three-bedroom units. Following is the breakdown of households in town by income.
HOUSEHOLDS BY INCOME

Year
Median Household Income
Total Number of Households
$200,000+
$150,000-$199,999
$100,000-$149,999
$75,000-$99,999
$50,000-$74,999
$35,000-$49,999
$25,000-$34,999
$15,000-$24,999
<$15,000

Town of Middletown
2020
$70,173
6,833
% Households
551
8.1%
827
12.1%
1,273
18.6%
600
8.8%
1,149
16.8%
857
12.5%
587
8.6%
407
6.0%
582
8.5%
Source: STDB

2025
$77,302
6,883
645
883
1,396
584
1,137
796
540
370
532

% Households
9.4%
12.8%
20.3%
8.5%
16.5%
11.6%
7.8%
5.4%
7.7%

Using the household income range required for income eligibility and the households by income bands
presented here, we have determined the number of income eligible households within the referenced
income bands. Where necessary we have extrapolated the data.

The total number of income eligible households in the town of Middletown is 3,132 or 46± percent of
2020 households in town. While this number would indicate a significant number of income eligible
households, 4,002 or 51.4% of all households are ownership households while 2,831 or 36.4% of all
households are renter households. In reality, only a fraction of the income eligible households that are
owners would be interested in affordable homeownership housing as well as the fact that much of this
housing stock financing is for first time home ownership. However, using different capture rates, we can
extrapolate potential demand for affordable housing in town.
Using a capture rate of 1.0 percent, there would be demand for a total of 31± affordable housing units.
Using a capture rate of 2.0 percent, there would be demand for a total of 62± affordable housing units
Using a capture rate of 3.0 percent, there would be demand for a total of 93± affordable housing units
Using a capture rate of 4.0 percent, there would be demand for a total of 125± affordable housing units
Using a capture rate of 5.0 percent, there would be demand for a total of 155± affordable housing units
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The town has an existing affordable housing inventory of 374 units based on the 2019 Housing Fact
Book or 5.44% of its housing stock. Should the town add 40± elderly units as part of the 650 Green
End Avenue proposed project, the affordable housing inventory would increase to 414± units or 6.0±
percent of its housing stock. In order to reach the 10% threshold, the town would need to add another
275± units. In our analysis, the demand forecast considered income eligible households within the town
of Middletown only. Based on this analysis, the town would not reach the 10% threshold. However,
expanding the geographic area to surrounding communities, the demand would increase and more
closely approach and potentially reach the threshold.
Based on the above analysis, and tempered by minimal population growth through 2025, there is an
opportunity for the town to add between 30± and 155± units based on eligible households in town. In
reality, supply and demand are created beyond town borders for affordable housing, and present
additional eligible households for new or renovated affordable housing.
Mix of Family Versus Senior Housing
At present, the town is considering adding senior affordable housing at 650 Green End Avenue. The
proposed number of units has been reported to range from 40 to 55 dwelling units. In our analysis for
the site, we projected that 40 dwelling units would be constructed on site. Given the number of 55+
income eligible households within a 30-minute drive time area of the site, this project would appear to
meet the need for affordable senior housing in town. Demographics support senior housing given the
general aging of the population.
We would recommend that any additional affordable housing in town focus on family housing.
Depending on the geographical area the town desires to pull from, given the general need for affordable
housing in the market, affordable housing for families would be met with demand.
Market-Accepted Unit Mix And Unit Type
In terms of unit mix, affordable housing properties provide units that can range generally from singleroom occupancy to five-bedroom units. Most affordable senior housing properties in the state are
comprised of one- and two-bedroom units, all with one bathroom. For Section 8 elderly and disabled
properties in the state and given the nature of the tenant population, the significant majority of units are
one-bedroom units. For family affordable properties, it can be a unit mix that ranges generally from
two- to five-bedrooms with one- to two-baths. Some family properties are townhouse style and can be
in multiple structures versus most elderly affordable housing in the state is in one elevatored building.
Based on the makeup of family affordable housing in the state, two- and three-bedroom units are the
predominant unit mix for family properties.
In terms of unit type, distinguishing single-family residential ownership versus multi-family rentals, the
vast majority of affordable housing in the state is via multi-family rental housing. The economies of scale
derived from multi-family rental housing provide the ability to house several income eligible households
in a single development and increase the amount of affordable housing in town in a more efficient
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manner. However, a town desiring to offer a variety of affordable housing options can partner with local
housing groups as well as Rhode Island Housing to build new single-family residential housing or
renovate existing housing, particularly in blighted areas, to the extent they exist in town.
Market-Accepted Affordability Mix/Financing Sources
In terms of affordability mix, there is a range of subsidized and unsubsidized housing properties in the
state of Rhode Island. Subsidized housing provides payments to property owners and results in a more
stable cash flow and supply of potential tenants, who pay 30% of their income with the rest of the rental
payment coming from federal or state entities. Unsubsidized affordable housing, to include up to 30%,
50% and 60% of AMI LIHTC, as well as up 80%, 100% and 120% of AMI workforce housing, for
instance, requires the tenants to pay the entire monthly rent without any subsidies. For some properties
in the state, maximum allowable AMI rents are not able to be achieved without voucher payments.
This is not meant to be an exhaustive list of what is currently available to the town, but an introduction
to available programs and financing.
Low-Income Housing Tax Credits (“LIHTCs”) stimulates investment in affordable housing in
underserved urban and rural communities as well as in higher cost suburban communities across the
country. LIHTCs provide low- to moderate-income individuals and families with a safe and decent place
to live, lessens their rent burdens, and frees up additional income that can be spent on other necessities
or put into savings for education or eventual homeownership. LIHTCs also serve the common good and
are a vital community and economic development tool, helping to create employment opportunities and
provide economic stimulation through property redevelopment in different municipalities and cities.
LIHTCs are considered to be the most important federal resource available to support the development
and rehabilitation of affordable housing, reportedly financing about 90 percent of all new affordable
housing development, per Local Initiatives Support Corporation (“LISC”).
Federal tax credits are allocated to state housing finance agencies by a formula based on state population.
Each state agency establishes its affordable housing priorities and developers compete for an award of tax
credits based on how well their projects satisfy the state’s housing needs. Developers receiving an award
use the tax credits to raise equity capital from investors in their developments. The tax credits are
claimed over a 10-year period but the property must be maintained as affordable housing for a minimum
of 30± years. Because tax credits can be recaptured for any noncompliance, investors maintain close
supervision over the properties to ensure their long-term viability and compliance with IRS and state
allocating agency requirements, creating a larger reporting burden in comparison to unrestricted
properties. Units funded by LIHTCs must be affordable for people earning no more than 60 percent of
the Area Median Income (AMI), although most residents have far lower incomes. Also, rent may not
exceed 30 percent of the qualifying income.
There are two types of federal tax credits: 9 percent and 4 percent. The 9 percent credits are more
valuable because they raise more equity but they cannot be used with projects that use tax-exempt bonds
or certain other federal subsidies. Like all states, Rhode Island publishes an annual Qualified Allocation
Plan (QAP) that outlines how much credit will be available, along with planned uses.
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The annual availability of 9 percent credits is limited. These are awarded competitively. States receive a
new allocation each year based on population and use the competition to award amounts to individual
projects. Developers sell the credits to investors and use the proceeds as equity. Because the credits are
granted for 10 years, a $100 credit award is worth $1,000. For instance, if investors pay 65 to 95 cents
per dollar of credit, depending on demand; a $100 credit award raises $650 to $950 in equity.
At least 40 percent of the units in a tax credit development must be reserved for households at or below
60 percent of AMI (or at least 20 percent for households with incomes at or below 50 percent of AMI)
for at least 30 years. However, because funds are awarded competitively, most developments using 9
percent credits are close to 100 percent affordable and have restrictions up to 99 years. Most set aside at
least 10 percent of the tax credit units for extremely low income households (at or below 30 percent
AMI).
Four percent credits are mainly used for projects financed with tax-exempt bonds or for preservation
projects (older federally subsidized developments). Some developers use them instead of 9 percent
credits to avoid a long wait.
States also offer tax credits for eligible projects, particularly for preservation of historical structures.
These are often modeled after the federal programs.
In addition, many affordable housing projects also include grants at the local level in order to stimulate
the development of new affordable housing or the redevelopment of existing properties for affordable
housing.
Subsidized rents come in a variety of forms. The Department of Housing and Urban Development
(HUD) administers five main rental assistance programs that subsidize rents for low-income families: the
Public Housing program, the Section 8 Housing Choice Voucher program, the Section 8 Project-Based
Rental Assistance program, the Section 202 Supportive Housing for the Elderly program, and the
Section 811 Supportive Housing for Persons with Disabilities program. Together, these programs serve
more than 4 million families and make up well over 75% of HUD’s budget. All five programs provide
rental assistance in the form of below-market rent available to low-income individuals and families.
Depending on the geographical area, USDA Section 515 Rural Rental Housing loans are also available
and are often combined with federal Section 8 vouchers or state assistance programs. While the
programs vary in some important ways, for instance how assistance is provided, who administers the
assistance, whether the assistance is restricted to certain populations, they use many of the same or
similar standards when establishing tenants’ income eligibility and their minimum contributions toward
rent.
Families are generally eligible for HUD assistance if their incomes are below certain income standards
set by HUD. Income eligibility for HUD-assisted housing varies by town and city tied to local area
median income. Income, for the purposes of eligibility, is defined as income from all sources earned by
all members of the family, with some exclusions (e.g., income earned by minors). Although a family
may be eligible for assistance, they are not guaranteed to receive that assistance. Housing assistance
programs are not entitlements, thus, due to funding limitations they serve only roughly one in four
eligible households. Families wishing to receive assistance are generally placed on waiting lists, which in
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the local area are usually quite extensive with waiting lists ranging from six months to over five years,
depending on the property and unit type.
Once a family is determined eligible for HUD assistance and is selected to receive assistance, the rent
they pay is generally based on 30% of their adjusted income. Those adjustments include deductions for
elderly and disabled families, certain medical costs, and certain child care costs. Families’ incomes,
adjusted incomes, and contributions toward rent are typically recertified annually.
The laws governing both income eligibility and tenant rents were standardized in the early 1980s,
although the origins of the current policies date back earlier and are derived from experiences with the
public housing program, which was the first federal rental assistance program.
The income and rent policies in the five primary HUD rental assistance programs are also used to some
extent by other HUD programs such as the homeless assistance programs and the HOME Investment
Partnerships program. Looking at non-HUD housing programs, the Department of Agriculture’s rural
rental assistance program largely uses HUD’s income and rent policies, and the Department of
Treasury’s Low-Income Housing Tax Credit program uses some HUD standards, but not all of them.
Comparing HUD’s primary rental assistance programs to other federal assistance programs that serve
similar populations, HUD’s programs differ in important ways; most notably, other assistance programs
involve more decision making about income determination and eligibility to state administrators,
whereas the HUD policies are largely set by federal statute and regulation.
In terms of the housing programs available in the state of Rhode Island, financing can come from a
variety of sources. This includes state-funded programs including Building Homes RI and the
Neighborhood Opportunities program. The state does not have a permanent funding stream for the
creation of affordable housing.
We recommend that the town work with affordable housing consultants, property developers, and
Rhode Island Housing to match tenant demand with available financing for its affordable housing.
In order to provide the town with additional information regarding the use of federal and state tax credits
(as available), we present several recent tax credit deals which have been used to help finance several
affordable housing developments in the state are surrounding area.
Given the COVID-19 pandemic, we contacted market participants to ascertain what, if any, changes were
taking place in terms of LIHTC pricing in the market. We spoke with a Development Officer at Rhode
Island Housing who stated that three transactions being financed with 9% federal tax credits by RI Housing
had tax credit reservation letters as of December 2019 and all three were re-committed in April/May 2020
for within $0.01 - $0.015 of the original price. In addition, a fourth commitment for 4% federal tax credits
for a transaction with Preservation of Affordable Housing (“POAH”) after the developer received 5-6
reservations, all fell within $0.015 of each other in terms of pricing. This contact stated that syndicators are
not worried about deals as they are putting their faith in strong sponsors given existing track records and
balance sheets. This contact also stated that deals with housing authorities would be considered to be stable.
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We also spoke with a tax credit originator with Boston Financial Investment Management who opined that
tax credit pricing is holding steady through the pandemic. He stated that the market is in an interim place,
people are honoring tax credit pricing, and that any lower pricing will be temporary. He predicted that
“two to three deals from now” pricing will be back at a level that was pre-pandemic. He predicts that for the
full year 2020 financing tax credits will not be an issue.
The size of the tax credit also impacts pricing, with there being less competition for smaller tax credits like
the subject property, which results in lower pricing.
We have surveyed market participants and researched recent publicly provided information relative to
market pricing of LIHTCs:
• Adams House Apartments is an in-process renovation of a former nursing home into a mix of market
and up to 80% of AMI multi-family dwelling units in Fall River, MA, with a total of 32 units. The
property has a term sheet dated September 2019 from Tax Incentive Finance and received a
reservation of $1,500,000± in Housing Development Incentive Program (“HDIP”) tax credits that
will be syndicated at $0.88 on the dollar. The property is also expected to receive a reservation of
$2,347,786± in federal historic tax credits at $0.75 on the dollar. In addition, the property is also
expected to receive a reservation of $1,200,000± in state historic tax credits at $0.88 on the dollar.
Construction is slated to be completed by July 2021.
• Paragon Mill is the proposed renovation of a former mill property into a 101-dwelling unit affordable
property with a mix of up to 60% of AMI LIHTC and up to 120% of AMI workforce housing units in
Providence, RI. The property has a term sheet dated June 2020 and received a reservation of
$11,080,000± in 9% federal LIHTCs . The tax credits are expected to be purchased by Affordable
Housing Partners or its assignee at $0.89 on the dollar. The property is also expected to receive a
reservation of $5,305,000± in federal historic tax credits at $0.82 on the dollar that would be
purchased by National Funding Inc. In addition, the property is also expected to receive a reservation
of $6,675,000± in state historic tax credits at $0.92 on the dollar, also to be purchased by National
Funding Inc.. Construction is slated to be completed by February 2022.
• Brookside Terrace, Phase I, a to-be-constructed affordable housing property in East Greenwich, RI
and consisting of 48 dwelling units, has a reservation for 9% federal LIHTC proceeds at a price of
$0.99 on the dollar. Construction was slated to commence in July 2020.
• Beachwinds, consisting of two Section 8 affordable housing senior housing developments located in
Narragansett, RI, is the proposed renovation of 104 units. The units will remain Section 8 units, at up
to 60% of AMI, following the renovation. Massachusetts Housing Investment Corporation was expected
to close on a deal for the 4% LIHTCs with a 2020 price of $0.94 per dollar (up from $0.92 per dollar as
of November 2019) and a projected completion in August 2021.
• Reynolds Farm Senior Housing Phase I, on Seawynds Drive, in North Kingstown, RI, is the proposed
construction of a 40-unit, age-restricted, affordable apartment property that will include 30% of AMI
and Section 811 subsidized dwelling units as well as 50% of AMI LIHTC dwelling units. Hudson
Housing Capital was expected to close on a deal for the 9% LIHTCs with a Summer 2019 price of $0.92
per dollar and a projected completion in November 2020.
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• Park Holm Phase III, on Hillside Avenue, in Newport, RI, is the demolition of 58 affordable units to be
replaced with the new construction of 56 affordable units with a mix of public housing and projectbased voucher units that will include 30% of AMI, 50% of AMI and 60% of AMI subsidized dwelling
units. Boston Financial was expected to close on a deal for the 4% LIHTCs with a Fall 2019 price of
$0.965 per dollar and a projected completion in June 2021.
• Lippitt Mill Apartments, located at 825 Main Street, in West Warwick, RI is the renovation of a mill
property into a total of 65 dwelling units plus two retail spaces, with 45 of the dwelling units being
LIHTC units at up to 60% of AMI and 20 dwelling units being market. The property renovation is
expected to be completed by June 1, 2020. This property was expected to receive the following tax
credits with a Summer 2019 price as follows: $2,600,000 in RI historic tax credits at $0.83 on the
dollar; $3,252,000+ in federal historic tax credits at $0.93+ on the dollar; $3,050,000± in federal
LIHTCs at $0.89 on the dollar; and $2,600,000 in Rebuild RI tax credits at $0.75 on the dollar.
• Shannock Falls Development, a proposed 43-unit affordable housing development located in
Charlestown and Richmond, RI, received an LOI for a total of $10,342,370± in Federal 9% LIHTCs in
September 2017. The price for these tax credits was $0.97 on the dollar from CREA, LLC.
The affordability mix for a particular property is driven by a variety of factors, including available financing,
requirements of that financing and financial feasibility of the specific project. Federal and state tax credits (as
available), often combined with local grants, provide an ability to finance affordable housing in a way that
creates a financially sustainable asset. In the state of Rhode Island, most new affordable housing properties
include a mix of subsidized and unsubsidized units. Other properties we have been involved in from a
valuation standpoint also include a mix of affordable and market rate dwelling units, with some including a
small commercial segment as well.
As discussed throughout this report, once the 80% of AMI threshold is reached, the maximum allowable
affordable rents resemble market rents. As a result, we would not recommend large segments of the
affordable housing inventory to be at these threshold levels. In addition, affordable financing is often
contingent on having some percentage of subsidized units, be they Section 8 project-based or tenant based
vouchers, Section 811 or other subsidized rent programs. We recommend the town work with Rhode
Island Housing, local financial institutions, tax credit syndicators and developers to develop the optimal
affordability mix per affordable project that will be market-accepted as well as financially feasible.
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TEN-YEAR PROJECTION FOR THE TOWN
In making projections of affordable housing needs for the town for the next ten years, we have trended
existing households, income eligible households, and capture rate data provided in this report.
Based on information previously presented in this market study, there are a total of 3,132 income eligible
households at up to 30% to up to 80% of AMI. Of these total income eligible households, 51.4% or 1,610±
of these households are ownership households while 36.4% or 1,140± of these households are renter
households.
We previously considered capture rates that ranged from 1.0 to 5.0 percent of income eligible households.
We project an owner-occupied household capture rate of 1.0 to 2.0 percent given the lower likelihood that
an existing homeowner would leave their existing residence for affordability reasons. We project a renteroccupied household capture rate of 4.0 to 5.0 percent given a renter households increased likelihood to
change residences for affordability reasons.
The potential demand for income eligible owner-occupied households would be as follows:
Using a capture rate of 1.0 percent, there would be demand for a total of 16± affordable housing units.
Using a capture rate of 2.0 percent, there would be demand for a total of 32± affordable housing units
The potential demand for income eligible renter-occupied households would be as follows:
Using a capture rate of 4.0 percent, there would be demand for a total of 45± affordable housing units
Using a capture rate of 5.0 percent, there would be demand for a total of 57± affordable housing units
Based on current income eligible households in the town of Middletown and the above capture rates, there
is a need for 60-90 additional affordable housing units in town, in addition to the subject project.
In terms of looking over the next 10 years, we examined expected household growth rates for the next 5
years and extrapolated this on a 10 year basis as follows:
The 2020-2025 household growth rate in the drive-time areas of this study ranges from 0.81% to 1.23%, or
127± to 902± additional households. Extrapolating these growth rates for another five years, there would
be an increase of 250± to 1,800± households in the surveyed drive times.
Given our previous conclusion that 46± percent of the existing households are income eligible, the
additional demand for income eligible housing would be 115± to 830± households.
The potential demand for additional income eligible owner-occupied households, at 51.4% of total income
eligible households, would be as follows:
Using a capture rate of 1.0 percent, there would be demand for a total of 1± affordable housing units.
Using a capture rate of 2.0 percent, there would be demand for a total of 9± affordable housing units
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The potential demand for income eligible renter-occupied households, at 36.4% of total income eligible
households, would be as follows:
Using a capture rate of 4.0 percent, there would be demand for a total of 2± affordable housing units
Using a capture rate of 5.0 percent, there would be demand for a total of 15± affordable housing units
Based on the above, we conclude that the town, based on projected household growth, projected
income-eligible households, and projected capture rates, would require a total of 15± to 40± owneroccupied units and 50± to 75± renter-occupied units over the next 10 years.
Given the projected renovation of the subject property into senior housing, we project that the future
need be prioritized for families, but not to the exclusion of elderly affordable housing.
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STATEMENT OF GENERAL ASSUMPTIONS AND LIMITING CONDITIONS
This report has been prepared under the following general assumptions and limiting conditions:
1.

Unless otherwise specifically noted in the body of the report, it is assumed that title to the
property or properties which are identified as the subject of the report, are clear and marketable
and there are no recorded or unrecorded matters or exceptions to title that would adversely
affect marketability or value. The Keystone Consulting Group has not examined title and makes
no representations relative to the condition thereof.

2.

Unless otherwise specifically noted in the body of the report, the legal description furnished is
assumed to be correct. Any abbreviations or discrepancies relative to the legal description
would be identified.

3.

It is assumed that surveys and/or maps furnished to, or acquired by, the appraiser and used in the
making of this report are correct. Keystone Consulting Group has not made a land survey or
caused one to be made unless identified in the report and therefore, assumes no responsibility for
accuracy of same. Therefore, reference to a sketch, plat, diagram or previous survey appearing
in the report is only for the purpose of assisting the reader to visualize the property.

4.

It is assumed any improvements have been, or will be, constructed according to approved
architectural plans and specifications in conformance with recommendations contained in or
based on any soil report(s). Unless otherwise noted, Keystone Consulting Group has not
retained independent engineer(s) or architect(s) in connection with the report and therefore,
makes no representations relative to conformance with approved architectural plans,
specifications, or recommendations contained in or based on any soil(s) report.

5.

Information furnished by others is assumed to be true, factually correct, and reliable. No effort
has been made to verify such information and no responsibility for its accuracy is assumed by the
appraiser. Should there be any material error in the assumptions in this report, the results of this report
are subject to review and revision.

6.

Unless otherwise noted in the body of the report, it is assumed that there are no mineral or subsurface rights of value involved in the report and there are no other development rights of value
that may be transferred. Subsurface rights, minerals and oils, were not considered in making
this report unless otherwise stated.

7.

Any riparian and/or littoral rights identified by survey or plat are assumed to go with the
property unless easements and/or deeds of record were found by the appraiser to the contrary.

8.

It is assumed that there is full compliance with all federal, state, and local environmental
regulations and laws, unless non-compliance is stated, defined, and considered in the report.
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9.

It is assumed that all applicable zoning and use regulations and restrictions have been complied
with, unless the non-conformity has been stated, defined, and considered in the report. Unless
otherwise noted, it is assumed that no changes in the present zoning ordinances or regulations
governing use, density, or shape are being considered.

10.

It is assumed that all required licenses, certificates of occupancy, consents, or other legislative or
administrative authority from any local, state, or national government or private entity or
organization has been, or can be, obtained or renewed for any use on which the value estimate
contained in the report is based.

11.

We assume that there is no hazardous waste contaminating the subsoils. We are not qualified to
detect such substances on the property or to evaluate the effect of such substances on the value of
the property. The value estimate is predicated upon the assumption that there is no such material
on or in the property that would cause loss in value or affect its marketability. No responsibility
is assumed for any such conditions, or for any expertise or engineering knowledge required to
discover them. The client is urged to retain an expert in this field if desired.

12.

It is assumed that the utilization of the land and improvements is within the boundaries or
property lines as described in the report, and there is no encroachment or trespass, unless noted.

13.

The date of value of which the opinions in the report apply is set forth in the body of the report.
Keystone Consulting Group assumes no responsibility for economic or physical factors occurring
at some later date which may affect the opinions stated in the report.

14.

All mortgages, liens and encumbrances (except lease documents) have been disregarded unless so
specified within this report. The subject property is analyzed as though under responsible
ownership and competent management. It is assumed in this analysis that there were no hidden
or unapparent conditions of the property, subsoil, or structures which would render it more or
less valuable. No responsibility is assumed for such conditions or for engineering which may be
required to discover them. No responsibility is assumed for legal matters existing or pending,
nor is opinion rendered as to title, which is assumed to be good and merchantable.

15.

Unless specifically set forth in the body of the report, nothing contained therein shall be
construed to represent any direct or indirect recommendation to buy, sell, or hold the
property(ies) at the value(s), or development scenario as stated. Such decisions involve
substantial investment strategy and must be specifically addressed in consultation form.

16.

The distribution of the total valuation in this report between land and improvements applies only
under the existing program of utilization. The separate valuations for land and building must
not be used in conjunction with any other report and are invalid if so used.
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17.

The forecasts, projections, and/or operating estimates contained herein are based on current
market conditions, anticipated (though recognizably short term) supply and demand factors, and
a continued stable economy, unless otherwise stated. Any forecasts are therefore subject to
changes in future conditions.

18.

The Americans with Disabilities Act ("ADA") became effective January 26, 1992. Keystone
Consulting Group has not made a specific compliance survey and analysis of this property to
determine whether or not it is in conformity with the various detailed requirements of the ADA.
It is possible that a compliance survey of the property, together with a detailed analysis of the
requirements of the ADA, could reveal that the property is not in compliance with one or more
of the requirements of the Act. If so, this fact could have a negative effect upon the value of the
property. Since Keystone Consulting Group has no direct evidence relating to this issue, we did
not consider possible non-compliance with the requirements of ADA in estimating the value of
the property.

19.

Possession of this report, or a copy thereof, does not carry with it the right of publication.

20.

The conclusions apply only to the property specifically identified and described herein.

21.

Disclosure of the contents of this report is governed by the Bylaws and Regulations of the
Appraisal Institute.

22.

We assume no liability for any insurable value estimate provided, and we do not guarantee that
any estimate or opinion will result in the subject property being fully insured for any possible loss
that may be sustained. We estimate that the insurable value is replacement cost new, less
physical depreciation if applicable and if applied. We recommend that an insurance professional
be consulted. The Insurable Value estimate may not be a reliable indication of replacement cost
for any date other than the effective date of this appraisal due to changing costs of labor and
materials and due to changing building codes and governmental regulations and requirements.

23.

Unless prior arrangements have been made, the appraiser, by reason of this report, is not
required to give further consultation or testimony, or to be in attendance in court with reference
to the property that is the subject of this report.

24.

Stephen M. Dylag, John P. Pryor and Susan Zuck Keough are fully qualified commercial
appraisers who have been involved in the valuation and/or review of many similar properties.
The education and experience in valuing and reviewing similar properties satisfies the
competency provision of USPAP.
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CERTIFICATION
We certify that, to the best of our knowledge and belief:
• The statements of fact contained in this report are true and correct;
• The reported analyses, opinions, and conclusions are limited only by the reported assumptions and
limiting conditions, and are our personal, impartial, and 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 with respect to the parties involved;
• We have no bias with respect to the property that is the subject of this report or to the parties
involved with this assignment;
• The opinions of value found within were not based upon a requested minimum valuation, a specific
valuation, or the approval of a loan;
• Our compensation for completing this assignment is not contingent upon the development or
reporting of a predetermined value or direction in value that favors the cause of the client, the
amount of the value opinion, the attainment of a stipulated result, or the occurrence of a subsequent
event directly related to the intended use of this appraisal;
• Our analyses, opinions and conclusions were developed, and this report has been prepared, in
accordance with the requirements of the Code of Professional Ethics and Standards of
Professional Appraisal Practice of the Appraisal Institute, and the Uniform Standards of
Professional Appraisal Practice (USPAP), as promulgated by the Appraisal Foundation;
• Our engagement in this assignment was not contingent upon developing or reporting predetermined results;
• We have not relied on unsupported conclusions relating to characteristics such as race, color,
religion, national origin, gender, marital status, familial status, age, receipt of public assistance
income, handicap, or an unsupported conclusion that homogeneity of such characteristics is
necessary to maximize value;
• We have extensive experience in appraising properties similar to the subject and are in compliance
with the Competency Rule of USPAP;
• We have not relied on the work of others if we have a reasonable doubt that the work is credible;
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• The use of this report is subject to the requirements of the Appraisal Institute relating to review by
its duly authorized representatives;
• Stephen M. Dylag’s work on this report is subject to the requirements of the Appraisal Institute
relating to review by its duly authorized representatives;
• No one provided significant real property appraisal assistance to the undersigned;
• We have not performed services, as appraisers or in any other capacity, regarding the property that
is the subject of this report within the three-year period immediately preceding acceptance of this
assignment.
• Stephen M. Dylag and John P. Pryor have personally inspected the subject property. Susan Z.
Keough did not inspect the subject property.
KEYSTONE CONSULTING GROUP

Stephen M. Dylag, Principal
Certified General Real Estate Appraiser – Rhode Island License No. CGA.0A00280
Expires October 22, 2020
Email: sdylag@KeystoneNE.com; Telephone 508-699-7777, x101

John P. Pryor, Vice President
Certified General Real Estate Appraiser – Rhode Island License No. CGA.0A01453
Expires March 12, 2022
Email: jpryor@keystoneNE.com; Telephone: 508-699-7777, x118

Susan Z. Keough, Vice President
Certified General Real Estate Appraiser – Rhode Island License No. CGA.0A0885
Expires November 28, 2021
Email: szuck@keystoneNE.com; Telephone: 508-699-7777, x103
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Part V –Addenda
LEGAL DESCRIPTION
Not determined as the subject would be a portion of existing tax lot 120/27, totaling 6.46±
acres and owned by the town of Middletown based on a document entitled “Middletown
Senior Housing, Existing Conditions” dated July 8, 2020 and included in the addenda of
this market study
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ZONING MAP
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PRELIMINARY SCHEME DOCUMENT DATED JULY 8, 2020
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NOVOGRADAC INFORMATION
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Street scene on Green End Avenue looking easterly; subject on left

Street scene on Green End Avenue looking westerly; subject on right

View of existing senior center from Green End Avenue looking northerly

View of existing senior center and closed school to be demolished looking northerly

View of school to be demolished from Green End Avenue looking northwesterly

View of easterly side of the subject site looking northerly

View of formerly demolished building pad looking westerly

View of subject site senior center looking southerly
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Definitions
Market Value
Market value means the most probable price which a property should bring in a competitive and
open market under all conditions requisite to a fair sale, the buyer and seller each acting prudently
and knowledgeably, and assuming the price is not affected by undue stimulus. Implicit in this
definition is the consummation of a sale as of a specified date and the passing of title from seller to
buyer under conditions whereby:
1. buyer and seller are typically motivated;
2. both parties are well informed or well advised and acting in what they consider their own best
interests;
3. a reasonable time is allowed for exposure in the open market;
4. payment is made in terms of cash in U.S. dollars or in terms of financial arrangements comparable
thereto; and
5. the price represents the normal consideration for the property sold unaffected by special or
creative financing or sales concessions granted by anyone associated with the sale.
Definition is from regulations published by federal regulatory agencies pursuant to Title XI of the
Financial Institutions Reform, Recovery, and Enforcement Act (FIRREA) of 1989 between July 5, 1990,
and August 24, 1990, by the Federal Reserve System (FRS), National Credit Union Administration
(NCUA), Federal Deposit Insurance Corporation (FDIC), the Office of Thrift Supervision (OTS), and the
Office of Comptroller of the Currency (OCC). This definition is also referenced in regulations jointly
published by the OCC, OTS, FRS, and FDIC and in the Interagency Appraisal and Evaluation Guidelines,
dated December 2, 2010 and the Dictionary of Real Estate Appraisal, 6th Edition, Appraisal Institute,
Chicago, 2015, page 142.
Fee Simple Estate
The Dictionary of Real Estate Appraisal, 6th Edition, Appraisal Institute, Chicago, 2015, page 90, defines “fee
simple estate” as:
Absolute ownership unencumbered by any other interest or estate, subject only to the limitations
imposed by the governmental powers of taxation, eminent domain, police power, and escheat.
Leased Fee Interest
The Dictionary of Real Estate Appraisal, 6th Edition, Appraisal Institute, Chicago, 2015, page 128, defines
“leased fee interest” as:
The ownership interest held by the lessor, which includes the right to receive the contract rent
specified in the lease plus the reversionary right when the lease expires.
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Definitions
Leasehold Interest
The Dictionary of Real Estate Appraisal, 6th Edition, Appraisal Institute, Chicago, 2015, page 128, defines
“leasehold interest” as:
The right held by the lessee to use and occupy real estate for a stated term and under the
conditions specified in the lease.
Investment Value
The Dictionary of Real Estate Appraisal, 6h Edition, Appraisal Institute, 2015, page 121, defines “investment
value” as:
The value of a property to a particular investor or class of investors based on the investor’s specific
requirements. Investment value may be different from market value because it depends on a set
of investment criteria that are not necessarily typical of the market.
Client
The Uniform Standards of Professional Appraisal Practice, 2018-2019 Edition, published by the Appraisal
Standards Board of the Appraisal Foundation, defines “client” as:
the party or parties who engaged, by employment or contract, an appraiser in a specific
assignment.
Comment: The client may be an individual, group, or entity, and may engage and communicate
with the appraiser directly or through an agent.
Assignment
The Uniform Standards of Professional Appraisal Practice, 2018-2019 Edition, published by the Appraisal
Standards Board of the Appraisal Foundation, defines “assignment” as:
A valuation service that is provided as a consequence of an agreement with a client.
Intended Use
The Uniform Standards of Professional Appraisal Practice, 2018-2019 Edition, published by the Appraisal
Standards Board of the Appraisal Foundation, defines “intended use” as:
The use(s) of an appraiser’s reported appraisal or appraisal review assignment results, as identified
by the appraiser based on communication with the client at the time of the assignment.
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Definitions
Intended User
The Uniform Standards of Professional Appraisal Practice, 2018-2019 Edition, published by the Appraisal
Standards Board of the Appraisal Foundation, defines “intended user” as:
The client and any other party as identified, by name or type, as users of the appraisal or appraisal
review report by the appraiser, based on communication with the client at the time of the
assignment.
Market Value of the Going-Concern
According to the Dictionary of Real Estate Appraisal, 6th Edition, Appraisal Institute, Chicago, 2015,
page 143, “market value of the going-concern” (formerly referred to as “going concern value”) is defined
as follows:
The market value of an established and operating business including the real property, personal
property, financial assets, and the intangible assets of the business.
Marketing Time
The Dictionary of Real Estate Appraisal, 6th Edition, Appraisal Institute, Chicago, 2015, page 141, defines
“marketing time” as:
An opinion of the amount of time it might take to sell a real or personal property interest at the
concluded market value level during the period immediately after the effective date of an
appraisal. Marketing time differs from exposure time, which is always presumed to precede the
effective date of an appraisal.
Exposure Time
The Dictionary of Real Estate Appraisal, 6th Edition, Appraisal Institute, Chicago, 2015, page 141, defines
“exposure time” as:
The time a property remains on the market.
The Uniform Standards of Professional Appraisal Practice, 2018-2019 Edition, published by the Appraisal
Standards Board of the Appraisal Foundation, defines “exposure time” as:
[The] estimated length of time that the property interest being appraised would have been offered
on the market prior to the hypothetical consummation of a sale at market value on the effective
date of the appraisal.
Comment: Exposure time is a retrospective opinion based on an analysis of past events assuming a
competitive and open market.
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Extraordinary Assumption
The Uniform Standards of Professional Appraisal Practice, 2018-2019 Edition, published by the Appraisal
Standards Board of the Appraisal Foundation, defines an “extraordinary assumption” as:
An assignment-specific assumption as of the effective date regarding uncertain information used in
an analysis which, if found to be false, could alter the appraiser’s opinions or conclusions.
Comment: Uncertain information might include physical, legal, or economic characteristics of the
subject property; or conditions external to the property, such as market conditions or trends; or
the integrity of data used in an analysis.
Hypothetical Condition
The Uniform Standards of Professional Appraisal Practice, 2018-2019 Edition, published by the Appraisal
Standards Board of the Appraisal Foundation, defines a “hypothetical condition” as:
A condition, directly related to a specific assignment, which is contrary to what is known by the
appraiser to exist on the effective date of the assignment results, but is used for the purpose of
analysis
Comment: Hypothetical conditions are contrary to known facts about physical, legal, or economic
characteristics of the subject property; or about conditions external to the property, such as
market conditions or trends; or about the integrity of the data used in the analysis.
Extraordinary Assumptions Compared to Hypothetical Conditions
FAQ 215 of the Uniform Standards of Professional Appraisal Practice, 2018-2019 Edition states:
Appraisers may need to use extraordinary assumptions or hypothetical conditions in performing
an assignment. When used in an assignment they become part of the givens in that assignment
and have a significant effect on the appraiser’s opinions and conclusions.
The difference between whether a condition is an extraordinary assumption or a hypothetical
condition rests on what the appraiser knows about the condition in question.
If an appraiser cannot verify a certain condition that is critical to the valuation, but which the
appraiser has a reasonable basis to accept as true, then the condition is an extraordinary
assumption. The appraiser must comply with appropriate Standards having to do with both the
development and reporting of the condition as an extraordinary assumption.
If, on the other hand, the appraiser is asked to use a condition he knows to be false, but which is
necessary for the analysis, a hypothetical condition can be used. Appraisers much clearly
distinguish false conditions from those other assumptions or conditions that are believed or taken
to be true. To properly distinguish these two, the false conditions are called hypothetical
conditions. The best way to distinguish the two is to determine whether the condition in
question is known to be false. If, as of the effective date of the appraisal, the condition is known
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to be false; then it is a hypothetical condition. If, as of the effective date of the appraisal, the fact
of the condition is unknown and it is reasonable to believe that the condition is true, then the
condition is an extraordinary assumption.
Highest and Best Use
The Dictionary of Real Estate Appraisal, 6th Edition, Appraisal Institute, Chicago, 2015, page 109, defines
“highest and best use” as:
The reasonably probable use of property that results in the highest value. The four criteria that
the highest and best use must meet are legal permissibility, physical possibility, financial feasibility,
and maximum productivity.
Discount Rate
The Dictionary of Real Estate Appraisal, 6th Edition, Appraisal Institute, Chicago, 2015, page 66, defines
“discount rate” as:
A rate of return on capital used to convert future payments or receipts into present value; usually
considered to be a synonym for yield rate.
Liquidation Value
The Dictionary of Real Estate Appraisal, 6th Edition, Appraisal Institute, Chicago, 2015, page 132, “liquidation
value” is defined as follows:
The most probable price that a specified interest in property should bring under the following
conditions:
1.
2.
3.
4.
5.
6.
7.
8.

Consummation of a sale within a short time period.
The property is subjected to market conditions prevailing as of the date of valuation.
Both the buyer and seller are acting prudently and knowledgeably.
The seller is under extreme compulsion to sell.
The buyer is typically motivated.
Both parties are acting in what they consider to be their best interests.
A normal marketing effort is not possible due to the brief exposure time.
Payment will be made in cash in US dollars (or the local currency) or in terms of financial
arrangements comparable thereto.
9. The price represents the normal consideration for the property sold, unaffected by special or
creative financing or sales concessions granted by anyone associated with the sale.
This definition can also be modified to provide for valuation with specified financing terms.
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Definitions
Disposition Value
According to the Dictionary of Real Estate Appraisal, 6th Edition, Appraisal Institute, Chicago, 2015, page 67,
“disposition value” is defined as follows:
The most probable price that a specified interest in property should bring under of the following
conditions:
1. Consummation of a sale within a specified time, which is shorter than the typical exposure
time for such a property in that market.
2. The property is subjected to market conditions prevailing as of the date of valuation.
3. Both the buyer and seller are acting prudently and knowledgeably.
4. The seller is under compulsion to sell.
5. The buyer is typically motivated.
6. Both parties are acting in what they consider to be their best interests.
7. An adequate marketing effort will be made during the exposure time.
8. Payment will be made in cash in US dollars (or the local currency) or in terms of financial
arrangements comparable thereto.
9. The price represents the normal consideration for the property sold, unaffected by special or
creative financing or sales concessions granted by anyone associated with the sale.
This definition can also be modified to provide for valuation with specified financing terms.
Insurable Value
According to the Dictionary of Real Estate Appraisal, 6th Edition, Appraisal Institute, Chicago, 2015,
page 119, “insurable value” is defined as follows:
A type of value for insurance purposes.
Principle of Conformity
According to the Dictionary of Real Estate Appraisal, 6th Edition, Appraisal Institute, Chicago, 2015, page 47,
“conformity” is defined as follows:
The appraisal principle that real estate value is created and sustained when the characteristics of a
property conform to the demands of its market.
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