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	Freddie Mac requires Sellers to submit a mortgage transaction narrative analysis as part of the underwriting package for all transactions. The narrative is intended to summarize pertinent facts related to a transaction and must meet the requirements of Chapter 55 of the Freddie Mac Multifamily Seller/Servicer Guide. When completing a quality narrative, Sellers are expected to provide detailed descriptions where necessary, and provide additional information or attach additional documents as needed.

This job aid addresses a number of key elements of the narrative and provides sample language, examples, and guidance for completing some of the key topics including:

	· Transaction Overview
· Escrow/Reserve Requirements Footnotes
· Supplemental Comments
· Floating-Rate Supplemental Footnotes
· Transaction Strengths 
· Transaction Risks/Mitigants
· Property Overview
· Commercial Rent Roll

	· Cash Flow Footnotes
· Borrower
· Management
· Appraisal
· Sales/Rent Comps
· Engineering
· Environmental
· Market Overview
· Submarket Overview/ Neighborhood Analysis



The sample language, examples, and guidance provided are merely a starting point for your analysis. You are in the best position to effectively present the unique aspects of the transaction and to determine which topics to include. This document is not intended to limit your analysis, standardize the information you provide to us, or dictate the format in which you provide it. Note: If you are a Seniors Housing Seller/Servicer, please contact your Freddie Mac Seniors Housing representative for guidance on how to complete the mortgage transaction narrative analysis for a Seniors Housing loan.

We encourage you to review this job aid, incorporate its guidance and, where appropriate, make use of the sample language when preparing your narrative to help ensure a more expedient and efficient underwriting process.
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Brief/ Approval Loan Brief/ Sections of Presentation/ Document Category: Brief, Section Name: Overview
	Cash-In Refi

Seller name funded and Freddie Mac purchased a $______ ($_____/unit) __-year loan secured by a first lien on property name, a ___-unit, [include if applicable: Student, Rent Restricted, LIHTC, Section 8, Age Restricted, etc.], style apartment complex located in city, state. The borrower purchased/developed the property in year for $_____ ($_____/unit) and the loan refinanced existing debt of $______. The borrower contributed $______ as part of this transaction and has $______ cash equity remaining in the deal (___% of the total cost basis). 

Cash-Out Refi

Seller name funded and Freddie Mac purchased a $______ ($_____/unit) __-year loan secured by a first lien on property name, a ___-unit, [include if applicable: Student, Rent Restricted, LIHTC, Section 8, Age Restricted, etc], style apartment complex located in city, state. The borrower purchased/developed the property in year for $_____ ($_____/unit) and the loan refinanced existing debt of $______. The borrower cashed out $______ as part of this transaction and has $______ cash equity remaining in the deal (___% of the total cost basis). 

Acquisition

Seller name funded and Freddie Mac purchased a $______ ($_____/unit) __-year loan secured by a first lien on property name, a ___-unit, [include if applicable: Student, Rent Restricted, LIHTC, Section 8, Age Restricted, etc], style apartment complex located in city, state. The loan facilitated the acquisition of the property at a purchase price of $______ in (month and year) and the borrower contributed $______ of cash equity at the time of closing, equating to a ___% LTPP. 

Partnership Buyout (Refinance/No Title Change)

Seller name funded and Freddie Mac purchased a $______ ($_____/unit) __-year loan secured by a first lien on property name, a ___-unit, [include if applicable: Student, Rent Restricted, LIHTC, Section 8, Age Restricted, etc], style apartment complex located in city, state. The loan facilitated the refinance of existing debt and an ownership buy out of [Sponsor Name], a former equity partner. The agreed upon consideration for the buyout was $_______, and the borrower has $_____net equity remaining in the transaction. Note the ownership percentage of the former sponsor if available. If a new equity partner was brought in to replace the former, note the name of the new sponsor.


Partnership Buyout (Acquisition/Title Change)

Seller name funded and Freddie Mac purchased a $______ ($_____/unit) __-year loan secured by a first lien on property name, a ___-unit, [include if applicable: Student, Rent Restricted, LIHTC, Section 8, Age Restricted, etc], style apartment complex located in city, state. The loan facilitated an ownership buy out of [Sponsor Name], a former equity partner, and title was transferred to a new borrowing entity. The agreed upon purchase price for the buyout was $_______, and the borrower contributed $_____ to the transaction. Note the ownership percentage of the former sponsor if available. Confirm whether the purchase was considered arm’s length and if a new equity partner was brought in to replace the former, note the name of the new sponsor.



Common Sponsorship

The property is one of #-[cross-collateralized] properties sponsored by ______, with a combined loan amount of $______.  The properties have a total of ____ apartment units. (Student Properties: The properties have a total of ____ student housing units and ____ beds.)

Note: Address any unusual facts surrounding the transaction such as distressed sale, note purchase, partnership buyout, large discrepancy between purchase price and appraised value.
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Reserve Requirement  Footnotes
	Capped Escrows

In the event the escrow account falls below the capped threshold, an ongoing monthly deposit will be instated until the escrow account is equal to or greater than the requirement.


Springing Escrows

· Tax escrow springs upon default, transfer or failure to pay taxes.
· Insurance escrow springs upon default, transfer or failure to maintain adequate insurance.
· Replacement reserve escrow springs upon default, transfer or failure to maintain the property.
· The borrower made an initial deposit of $___ into the Reserves for Replacement escrow to reduce the annual deposit from $___/unit/year as recommended by the PCA to $___/unit/year.
· The engineer identified immediate repairs, which include list immediate repairs per the Property Condition Assessment (PCA) ($). Per the Multifamily Loan and Security Agreement dated __/__/__, the repairs must be completed within __ days of closing. The repairs were escrowed at ___%. Per the Borrower Certification of Completion dated __/__/__, __ repairs are completed.
· Explain all “Other Escrows” What was it structured for? Disbursement and release terms? How was it calculated?
· Floating Rate: Other Reserves includes the monthly deposit made to the interest rate cap escrow for the purchase of a replacement cap at the maturity of the initial ___- year term. The escrow deposit will be recalculated annually/semi-annually based on the lender’s estimation of the cost of the replacement interest rate cap. Funds are escrowed at 100%/125% of the estimated cost. The replacement cap provider is subject to lender approval.
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Supplemental Comments
Return to Menu
Deal Management/Deal Structure/General Deal Information/
Supplemental Debt Boilerplate 

Floating Rate Supplemental Footnotes
	Misc. Escrows

· The borrower made an initial deposit of $___ into the Reserves for Replacement escrow to reduce the annual deposit from $___/unit/year as recommended by the PCA to $___/unit/year.
· Explain all “Other Escrows” What was it structured for? Disbursement and release terms? How was it calculated?
· Floating Rate: Other Reserves includes the monthly deposit made to the interest rate cap escrow for the purchase of a replacement cap at the maturity of the initial ___- year term. The escrow deposit will be recalculated annually/semi-annually based on the lender’s estimation of the cost of the replacement interest rate cap. Funds are escrowed at 100%/125% of the estimated cost. The replacement cap provider is subject to lender approval.

(1) The loan is eligible for future supplemental financing exclusively from Freddie Mac one-year after origination of the first mortgage. Conditions for such financing include, but are not limited to: (i) maximum combined LTV of __._%, (ii) minimum combined DSCR of _.__x (amortizing), (iii) subject to a pre-approved intercreditor agreement and (iv) certain other conditions as described in the related mortgage loan documents. 






(1) The maturity balance is calculated based on 1-month estimated LIBOR of 0.200% plus the margin.
(2) The interest rate is composed of an estimated 1-month LIBOR of 0.200% plus the margin. 
(3) The loan is eligible for future supplemental financing exclusively from Freddie Mac one-year after origination of the first mortgage. Conditions for such financing include, but are not limited to: (i) maximum combined LTV of ___%, (ii) minimum combined DSCR of _.__x (based on amortizing debt service calculated using the Interest Rate Cap), (iii) subject to a pre-approved intercreditor agreement and (iv) certain other conditions as described in the related mortgage loan documents.
(4) The borrower paid an upfront premium fee of $______ to ______ ("Third Party") to purchase the Interest Rate Cap Coverage. The external cap agreement has a ___-year term with a strike rate of ___%.
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	Cash Equity

Based on the year purchase price/development cost of $______ plus capital improvements of $______, the borrower’s cash equity in the transaction is $______representing approximately ___% of the total cost basis.

	Brief/ Approval/ Loan Brief/ Strengths/ Strength Name 
&
Brief/ Approval/ Loan Brief/ Strengths/ Strength-Narrative
	Loan Economics

The loan represents a ___% underwritten LTV with an amortizing DSCR of _.__ x based on an underwritten NOI that is ___ % less than T-12 ending __/__/__. 

Strong Guarantor 

The guarantor(s), ______ [and ______], have a combined net worth and liquidity of $___ and $______, respectively. Also discuss REO details, unique backgrounds and years of experience as an owner/operator, experience in the market or operating a specific property type (student, senior, etc.). Note here if this is a repeat Freddie Mac borrower, total years of  or number of loans closed through the lending relationship, and whether they have performed as agreed. 

Property Management

The property is managed by ______, a [borrower- related/third party]. Management company name was established in ______ and currently manages ______ multifamily (or student) properties containing ______units in [markets/region/nationwide] with ______ units under management locally. If applicable, discuss if the management company has specific experience managing low income, rent restricted, student, age restricted, etc.  Properties.

	















Transaction      Strengths,       continued
	
Historically Stable Occupancy

The vacancy rate at the property was ___% as of __/__/__. Average historical vacancy rates at the property ranged from ___% to ___% over the past ____ years. The breakeven vacancy rate is approximately ___%, compared to the underwritten vacancy rate of ___% and average of ___% for T-12 ending __/__/__.   

Excellent Property Condition and Curb Appeal

The property was built in year. The property is in excellent physical condition with the PCA noting no/minimal priority repairs. In addition, the borrower [completed/plans to invest in] capital improvements totaling approximately $______ ($______/unit) including describe capital improvements such as update interiors, renovate other amenities, etc. Provide Reis inventory support (Per Reis quarter/year, the property is consistent with the submarket as ___% of the submarket inventory was built before ____.

Superior Amenities

Amenities such as list unique amenities are unique to the property and enhance its competitiveness. [Student property – include specific amenities targeted towards students such as 1:1 bedroom/bathroom ratio, individual room locks furnished, shuttle service, business center/study rooms, etc.]









Location and Access

The property is located ___ miles direction of the ______ CBD. Interstate ___ and ___ (major secondary artery are located __ miles N/S/E/W of the property. The property is ___ miles N/S/E/W of list distance to major employment centers, commercial corridors or other demand generators specific to the property’s location. The property has excellent access to list additional demand generators. Discuss access to public transportation. [Student property - includes distance and access to campus].

Strong Market Fundamentals

The property is located in a growing market that consistently supports demand for multifamily housing. The unemployment rate is ___%, which is ___% below the state/national average. The total population base within a five mile radius of the property is approximately ______ with an average household income of $______. Furthermore, the population in county/MSA is expected to grow ___% between ___ and ___. Per Reis quarter/year, the submarket vacancy rate is ___% and it is expected to remain below ___% over the next five years. During this same time asking rents are projected to increase on average by ___% annually. Mention any new developments, expansion of demand drivers or public transportation that will improve fundamentals. In addition, if the property market has a significant stock of renters vs. owners, e.g., New York City, mention here.


	[bookmark: TransactionRisks]Transaction
Risks/
Mitigants

	__-Year Interest-Only Period or Full Term Interest-Only

The loan is interest-only for the initial ___ years. This risk is mitigated by $______ of equity as well as I/O and amortizing DSCRs of _.___x and _.___x, respectively, on sustainable cash flow that is ___% less than T-12 ending __/__/__. If amortizing DSCR is less than 1.35x and/or UW cash flow is in-line or greater than T-12, look at historic cash flow growth and note % increase. Add maturity LTV as a mitigant if it is 65% or less.

Cash Out

The borrower is cashing out approximately $____ million in this transaction.  This risk is mitigated by $_____ of equity remaining in the transaction, representing approximately __% of the total cost basis. Note if the borrower has owned the property for more than 5 years as a mitigant, or dollar amount of substantial capital improvements have been made during ownership. If the borrower is cashing out substantially after 3 or less years of ownership and substantial value creation has occurred, note % increase in NOI since purchase.


High Submarket Vacancy Rate / New Supply

Per to Reis quarter/year, the submarket vacancy rate is ___%. The submarket vacancy is projected to remain below ___% over the next __ years. Per the appraisal/Reis quarter/year_, ____ units were added to the submarket/market in the last _____ months/years OR Per Reis quarter/year, approximately _____ units are scheduled for delivery in _____. However, the property has outperformed the submarket vacancy rate for the past ____ months/years, and as of __/__/__, the property was ___% occupied. Note factors that allow the property to outperform the market, if applicable. This risk is further mitigated by the underwritten vacancy rate of ___%, which is ___% greater than the __/__/__ rent roll and ___% greater than the T-12 ending __/__/__. 

Provide details on most competitive new properties: location, rent levels, etc. Note projected job growth or population growth in the area to support new construction.

Declining Collections Trend

The property has experienced decreasing Gross Potential Rent (GPR) and a declining collections trend. The property’s GPR has decreased ___% between the year-end total and the underwritten GPR based on the __/__/__ rent roll. While rents achieved have fallen in an effort to maintain occupancy, the overall net rental income has been conservatively underwritten ___% below the T-12 ending __/__/__ to account for potential future decreases. This risk is further mitigated by provide specific, quantifiable support such as borrower's market experience, market tightening supported by Reis, management plans to increase rents/occupancy, etc.

	TransactionRisks/
Mitigants Continued
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Commercial
Rent Roll
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Property [Quality/Condition/Age]

The property was built in ______. It has been well maintained by the owner as there are no/minimal immediate repairs recommended by the engineering report. Recently completed capital improvements include list recent projects, at an estimated cost of $______. The borrower plans to invest $______ in capital improvements including list items, etc. over the next 12 months. Per Reis quarter/year, the property is consistent with the submarket inventory with __% built before ______. In addition, monthly replacement reserves are required. Describe other mitigants which may include strong historical/stable occupancy, lack of available land, borrower made a large up front escrow, etc. Discuss low REAC’s for affordable properties.

Student Tenant Concentration

The property is located ___ miles direction from name of university and has a student concentration of ___%. Average historical occupancy at the property has ranged from ___% to ___% over the past ____ years. The sponsors are experienced student housing owners and operators with ____ beds/bedrooms under management. The property requires describe requirements such as parental guarantees, 12-month leases, etc. Address new supply and preleasing if applicable, the property’s competitive advantages in the market and the barriers of entry for new competing properties. Address if the students can walk to main focal points of the campus, if shuttles or buses are available.

[Secondary/Tertiary] Market

The property is located in city, state which is ____ miles direction of major city. As of year, the city has a population of ______. Major employers in the area include ______ (distance and direction), which provide a stable employment base. [Include other demand generators]. Note mitigants such as: lower multifamily inventory in area, stable operations, sponsorship investment in the area and what % of the local population can afford rent at the subject property, if signficant.Low Historical Occupancy

Vacancy at the property has ranged from ___% to ___% over the past ___ years of operations.  Include explanation/drivers of higher historical vacancy and what caused recent improvement. The property was ___% physically vacant  as of the __/__/__ rent roll. Note mitigants such as: new, experienced property manager, strong submarket vacancy projections, barriers to entry/limited new supply. 

Recent Crime Concerns / Local Crime Concerns

According to the [Source - i.e. local police station website or SpotCrime] crime report dated __/__/__, ___ incidents were reported within 0.5 mile of the property over the past ___ days. Describe the nature of significant incidents and when they occurred. Address any major incidents that took place at the property within the last 3 years. Detail any specific impacts to operations that may have resulted. Discuss safety measures taken by management and any other mitigants/actions taken for operational issues. Refer to the exhibits section of this report to view the map or crime report [as necessary]. 







LURA/HAP Contract/Regulatory Agreement/Section 8/etc.:

The property is subject to a [LURA/Regulatory Agreement/HAP Contract/Affordable Housing Agreement, etc.]. The contract dated __/__/__ was between [Name Local/Federal department] and [the borrowing entity] (“Contract,” “Agreement,” etc.). Address the following: 
-Is the current contract the original or a renewal? When does it expire? Is it funded annually? Number of units subject to the Agreement? Does the agreement survive foreclosure?
-Outline terms of the Agreement: eligible tenant/income/rent restrictions, how non-compliance is handled (shortfall of units, etc.), rent escalations and adjustments, in the event of foreclosure, etc.
-If a Strength (UW to contract rents that are below or in-line with market rents or expiration beyond loan term): include details on high/stable historical occupancy, high demand in market/submarket, borrower’s long-term ownership and experience, potential rent upside, etc. 
-If a Weakness (UW to contract rents that are above market rents or near term expiration): include details on the amount of the overhang and borrower’s initial deposit for debt service reserves. 
Per the Multifamily Loan and Security Agreement dated __/__/__, the borrower is required to comply with the [LURA/Regulatory Agreement/HAP Contract/Affordable Housing Agreement, etc.]. A carve-out was added for any loss or damages related to the [LURA/Regulatory Agreement/HAP Contract/Affordable Housing Agreement, etc.]. Amenities targeted towards seniors or disabled.

Limited Operating History

The property was completed in [include Month Year] and reached stabilized occupancy in [include Month Year].  Note mitigants such as: minimal concessions given during lease up, high % leased prior to completion, strong absorption rates in the market. The underwritten income is supported by the appraisal and the T-X annualized ending [Month Year]. The underwritten expenses are supported by the appraisal, Freddie Mac market comparables/comparable properties in the sponsor’s portfolio. The NOI conclusion is well-supported by the appraisal and the T-X annualized figures.

TIC Ownership Structure

The ownership structure is comprised of   # Tenants In Common (TIC). The borrowers are single-purpose, State, entity type..  The borrower principals in charge of day-to-day operations are ____________.  The risk of the TIC structure is mitigated by the fact that the guarantors have interest in each TIC/a controlling % of the TIC interests. Provide years of related experience, experienced property management and/or loan economics, collection of escrows when applicable. In addition, the loan documents contain certain provisions related to the tenancy in common borrower, which include: SPE Requirements, compliance with the TIC agreement, waiver of right to partition, and assignment of rights after the commencement of a bankruptcy proceeding.

No Carve Out Guarantor: please highlight this as a risk regardless of the leverage point
The subject loan does not have a carveout guarantor. This is mitigated by conservative loan economics of ___x DSCR and ___% LTV. In addition, the borrower has $_____cash equity in the transaction and has no history of credit issues [if applicable] or bankruptcy. In addition, the property is in good condition and a clean Phase I environmental report was received during due diligence.








Preferred Equity Soft Pay:

Name (“Equity Member”) made a preferred Equity Investment of $_______ in [JV Entity – Describe how related to Borrower]. The Equity Member has __% ownership interest in Borrowing Entity [which is ultimately controlled by Name (Managing Member)]. Pursuant to the [preferred equity agreement] (“Agreement”), the Equity Member receives a __% preferred return on the Equity Investment. The preferred return is payable only out of net cash flow (after first mortgage debt service and reserves).  Non-payment of the preferred return is accrued to the original investment. The Equity Investment is subordinate to the mortgage with no additional rights or remedies granted to the Equity Member by Lender.  Any change to the Agreement is prohibited without the prior written consent of the Lender. [NOTE: WE DON’T ALWAYS GET THIS.]

Preferred Equity Hard Pay:

Name (“Equity Member”) made a preferred Equity Investment of $_______ in JV Entity [Describe how related to Borrower]. The Equity Member has __% ownership interest in Borrowing Entity [which is ultimately controlled by Name (Managing Member)]. Pursuant to the [preferred equity agreement] (“Agreement”), the Equity Member receives a __% preferred return on the Equity Investment (after first mortgage debt service and reserves) until the redemption date of  Date, or the investment has been repaid. 

Discuss: 
· Timing of payments or changes to payment structure 
· Additional structural terms / Any cross collateralization
· Underwriting review of Equity Member
· Remedies and Trigger Events available to the Equity Member
· Details as applicable from Legal’s analysis
The preferred Equity Investment results in combined leverage of ___%, amortizing DSCR of ___x [and maximum capped DSCR of ___x]. This risk is further mitigated by (include all that apply):
· Lack of remedies or limited remedies available to the Equity Member
· Borrower/sponsor financial strength, experience and strong track record with preferred equity deals (provide details). 
· Prior relationship of preferred equity member and managing member
· Strength and experience of Equity Member (provide details)
· Stable occupancy
· Historical NOI growth, increasing collections trend, high rent growth potential (ex. due to capital improvements)
· Conservative loan economics
· Repeat Freddie Mac borrower that has performed as agreed
· [Other mitigants not listed]
Property name is located in city, state, within the ___ MSA [and located ___ miles from name of University]. The property is improved with __, __-story apartment buildings and any other structure included in collateral. Built in year, the property is a ___-unit, [garden-style/mid-rise/high-rise/town home] [class A/luxury/student/Section 8/Age Restricted, etc] apartment complex situated on _____ acres of land. The property offers ___ parking spaces which consist of [#open/#garage/#covered breakdown] spaces. [If student include: The property is rented by the bed/bedroom (and all bedrooms have lockable doors).]

For Senior Housing Properties: The property is __% private / ___% Medicaid pay.  The  unit mix consist of__ units (__%) Independent Living,  ___ units, _____beds (___% )assisted Living; ___ units, ____beds (___%) Assisted Living with Alzheimer; and ___ units, ____beds (___%) Skilled Nursing.  Comment on number / percentage of shared units and second residents, if applicable.

If NOT addressed in S/W: Recently completed capital improvements include list recent projects, at an estimated cost of $______. The borrower plans to invest $______ in capital improvements including list items, etc. over the next 12 months. If applicable, describe % of renovated units and dollar amount of rent premiums achieved/anticipated. 

Common area amenities include list amenities. Unit amenities include list amenities. [If applicable: Student (shuttle to campus/furnished units, etc.), Age Restricted targeted amenities (meals, shuttle services, etc.), etc.]

Include and describe any corporate, student or military concentrations >20%. Include the source of the concentration – the nearest University or military base. For senior properties, break out any Assisted Living, Alzheimer’s or Medicaid concentrations (%).

If there is any shared access or easement agreement concerning the amenities, describe here. [Include: Parties relevant to easement, date, terms of agreement (if shared amenities – proximity to property? Related borrower? Cost to borrower passed to tenants?). Which party responsible for maintenance and upkeep? Share of costs (if any)? Remediation options if borrower/other party fail to pay/breaches agreement? Is it perpetual? Does it run with the land? Can the property operate without the agreement? Was a carve-out required?

If the property is a specialized property type (student housing, military, corporate or seniors), include distances to related campus, base, office or medical facilities. Provide additional details on the specialty drivers. Student properties – The name of University has a year enrollment of _____. Projected increases in future enrollment. The University provides _____ on campus beds. Students are required/not required to live on campus. Discuss any plans the University has to build new on campus housing or other facilities expansions. 

Per the Zoning Report dated _____, the property is zoned _____ and is considered legal non-
conforming due to the following: briefly outline deficiencies as described in the zoning report; include applicable information from the Reconstruction Clause. Building law and ordinance insurance is required and a carve-out was added for any losses related to the non-conformance.  

For Senior Housing Properties:  If there are AL , ALZ or SN units at the property a Liability Assessment Report should be reviewed to describe the property's compliance with licensing and any material regulatory violations  past or present. Minor violations that are repeated might also raise to a level of commentary. Use the consultant's summary on training, staffing levels, staff experience, regulalory compliance, resident assessments,  and policies and procedures to help develop a consise overview  of the property. Look for the timing of any issues identified to see impact to property's historical or future cash flows.

Include at the beginning: “Underwritten commercial net rental income (NRI) accounts for ___% of estimated gross income (EGI).” Name major tenants (note if they are investment grade) and the associated % of commercial NRI and describe. List lease terms including expiration, expenses reimbursements, options, contractual rent increases, etc. 

If there are vacant spaces – address any LOI’s, management’s plan to lease-up, allocated tenant improvements/leasing commissions. 
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Financial/ Cashflow/ Footnotes (FRE Proforma - As Is or As Stab)
	 Note: If referencing Freddie Mac, borrower portfolio or appraisal expense comparables, provide the range and average. Keep in mind that the comp set may need to be refined or outliers explained if the range is very wide.

Gross Potential Rent: Underwritten GPR is based on the __/__/__ rent roll annualized, with vacant and model units at market rent. The property’s average rent of $______/unit is [less than/greater than/consistent with] Reis quarter/year submarket rent of $______/unit. Also use submarket vintage rents to support if applicable. The property’s average rent is [less than/greater than/consistent with] the appraiser’s concluded market rent of $______/unit. Address if rent is above market. If unit sizes are larger, provide rent comparison to market on a PSF basis.

For Senior Housing Properties: If there is Medicaid or Medicare:Underwritten Medicaid or Medicare is based on the __/__/__ rent roll annualized, with vacant and model units at market rent. Provide income analysis to include rent versus subject property private pay and appraiser’s estimate. Also comment on percentage of EGI and historical collection. Analysis of reimbursement sustaintability should be included in market section if material amount is undewritten.

Vacancy: Physical vacancy is underwritten to ___%. The property was ___% physically vacant as of the __/__/__ rent roll. Per Reis quarter/year, the submarket vacancy is ___%. The appraiser concluded a vacancy rate of ___%. Average historical vacancy has ranged from ___% to ___% over the time periods. Address any major vacancy fluctuations, seasonality, student pre-leasing, property management change. If unit renovations caused high vacancy, address # of units off-line during each statement.

Concession/Bad Debt/Collections: Underwritten at __% of GPR. Concessions underwritten based on [__/__/__ rent roll, T-3, or T-12 ending __/__/__]. As of __/__/__, concessions offered at the property are ____. Bad debt underwritten based on [__/__/__ rent roll, T-3, or T-12 ending __/__/__]. Discuss concession/bad debt trends and explain underwriting conclusion. Note any concessions offered at time of underwriting or if property is on an LRO system. If bad debt is 4% or greater, address tenant qualification and collection standards. Discuss the appraiser’s estimates. Economic vacancy is underwritten at __%, which is consistent with appraiser’s conclusion of ____%. If not, state reasons. NRI is supported by the [T-12 ending __/__/__ ($______), T-3 ending __/__/__ ($______) or the __/__/__ rent roll].   

Short Term Premiums: Discuss what is included in underwritten short term premiums.

Commercial Income: Underwritten at __% of EGI based on current leases less [the greater of actual or market vacancy]. Compare to T-12 and appraisal. Note any reimbursements here or in other income. Describe how TI/LC are accounted for.

Other Income: Underwritten based on T-12 ending __/__/__, which is consistent with the property’s historical income and the appraiser’s estimate. Other income consists of list income sources such as Retail Utility Billing System (RUBS), parking, laundry, fees, etc.. If not in line with T-12 benchmark or appraisal, explain. If RUBS > utility expense, explain. Explain any major increases in other income line items in the historicals. 

For Senior Housing Properties: Total Seniors Housing Income Underwritten based on T-12 ending __/__/___, which is consisten with the property’s historical income and the appraiser’s estimate.  Seniors housing income consists of lists income sources, comment on historical trends and if aligned with scheduled amounts from current rent roll.

Effective Gross Income: Underwritten ($______/unit) in line with the T-12 ending __/__/__ ($______/unit) and appraiser’s concluded EGI ($______/unit). If not, indicate assumptions.
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Cash Flow Footnotes
(Expenses) Continued


	
Real Estate Taxes: Underwritten based on [the appraiser’s estimate/current tax liability/assessment upon sale/ T-12 inflated by 3.0%], which is greater than/less than/consistent with the appraiser’s estimate/property’s historical expense. If not, state reasons. Include details such as how the taxes are calculated, appraiser’s methodology, when the property is due for reassessment, comparison to the appraiser’s tax comparables. Discuss any tax abatements, term, phase out, calculation and requirements as they apply. The actual year tax liability was ____.

Insurance: Underwritten based on T-12 ending __/__/__ inflated by ___%, which is consistent with the actual insurance premium and the appraiser’s estimate. If not, state reasons. The actual insurance premium is $______. State if covered by blanket policy and briefly describe. Do not include the policy expiration date.

Utilities: Underwritten based on T-12 ending __/__/__ inflated by ___%, which is consistent with the property’s historical expense and appraiser’s estimate. If not, add specific support for why it will be lower than historical.

Repair & Maintenance: Underwritten based on T-12 ending __/__/__ inflated by ___%, which is consistent with the property’s historical expense and appraiser’s estimate. If not, state reasons. If UW below historicals due to Cap Ex; break out the line items and associated dollar amounts that were excluded from underwriting. If underwritten to the borrower’s budget due to streamlined operations – identify items where cost savings will be realized.

Management Fee: Underwritten at __% of EGI. The actual contract rate with a [third party management company/borrower-related management company] is ___%. The appraiser used a ___% management fee. Add comment: “The management fee is fully subordinate to the mortgage” if the underwriting fee percent is lower than historical/contractual.

Payroll: Underwritten based on T-12 ending __/__/__ inflated by ___% which is consistent with the property’s historical expense and [appraiser’s estimate/payroll schedule]. If not, state reasons and provide support including payroll schedule, borrower expense comps, and specific salary/headcount changes taking place. [The borrower provided a payroll schedule that listed a full-time property manager with an annual salary of $______; a full time assistant manager with an annual salary of $______; two full time maintenance technicians at annual salaries of $______; and a part time housekeeper with an annual salary of $______. Additional annual payroll costs include payroll taxes of ___% and insurance benefits of __%. The total budgeted payroll expense is $______.]

General & Administration: Underwritten based on T-12 ending __/__/__ inflated by ___%, which is consistent with the property’s historical expense and appraiser’s estimate. If not, add specific support for why it will be lower than historical. (e.g. if advertising is reduced, what  line item or type of marketing is the borrower planning to eliminate?)

For Senior Housing Properties: Total Seniors Housing Expenses underwritten based on T-12 ending __/__/___ inflated by ___%,  which is consistent with the historical expense and  appraiser’s estimate.  Seniors housing expenses consists of list expenses.

Miscellaneous: Discuss what is included in the miscellaneous expense, compare to historicals.

Replacement Reserve: Underwritten at $______/unit/year, which is supported by the PCA estimate of $______/unit/year. Note if the borrower made an initial deposit to reduce the annual replacement reserve. 

Total Expense Analysis: Underwritten ($______/unit) in line with the T-12 ending __/__/__ ($______/unit) and appraiser ($______/unit). If not, indicate assumptions. [The underwritten amount is further supported by the Freddie Mac Expense Comparables in the MSA ranging from $______ to $______, and averaging $______.]
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	The borrowing entity is borrowing entity name, a single-purpose, formation state entity type. The        key sponsors for this transaction are _____, _____, etc. The carve-out guarantors for this transaction are _____, _____, etc. 

Use this paragraph to discuss the individual sponsors'/guarantors’ roles and relationship to the borrowing entity. Include a brief description of the organization’s business model and real estate experience. Provide detail on any issues/deficiencies or unusual aspects of the borrowing structure. Per the financial statements dated __/__/__, [name of borrower] reported a net worth and liquidity of $______ and $______, respectively. If material discuss any contingent liabilities. Per their real estate owned schedule dated __/__/__, [name of sponsor] reported ownership interest in list properties located in list cities or states. The portfolio reflected an overall LTV and DSCR of ___% and _.__x, respectively. Include information on significant nearing loan maturities. 

If applicable address details around preferred equity including if it is soft pay or hard pay.  Discuss the Standard Trigger Event examples:
1. Failure to pay the preferred return (include details on specific dates, return %, etc) 
1. Negligence or willful misconduct of Manager
1. A default by a Manager affiliate under the property management agreement
1. Loss of a “key person” in Manager
1. Manager’s failure to make a capital contribution required by the Governing Agreement
1. Manager’s failure to comply with an approved budget, operating plan or other required administrative protocol
1. Manager’s failure to comply with “major decision” provisions in the Governing Agreement which require Equity Member’s approval
1. The institution of any legal proceedings against Manager
1. Manager filing for bankruptcy or other creditor’s rights protection
The last paragraph should discuss any credit or litigation issues concerning the borrower. Include: whether the loan was in default, cause of performance decline at the property, timeline, sponsor’s contribution to the asset, result, and if the lender continues to do business with the borrower. 

If there are no issues, insert the following sentence: No material, derogatory credit or litigation issues were noted for the sponsor or borrower.

For Senior Housing Properties:  If there is an operating lease include a description of the  leasee/operator , affilation with borrower , term, lease payment, and lease payment coverages  here.  If not affiiated with borrower  discuss experience at subject property and other properties and licensing or certifications are in good standing.


	[bookmark: Management]Management
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Property/ Market/ Property Management/ Property Management
	Borrower-controlled Management:

The property is managed by management company name, a borrower-controlled management company. The principals of the management company have been in the real estate industry since    ___. Its portfolio includes list property types managed. It currently manages      units in list states or region of operation, with       units in the local area.

Third-party Management:

The property is managed by management company name, a third-party management company. The principals of the management company have been in the real estate industry since ___.  Its portfolio includes list property types managed. It currently manages        units in list states or region of operation, with        units in the local area.

For Senior Housing Properties:  Discuss any key personnel or on- site management including tenure and experience and regional management, if noteworthy.
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Sales/Rent Comps
	If applicable, this section should also address the following:

· Extraordinary assumptions or hypothetical conditions that impact the appraised value
· As-Is vs. As-Stabilized values
· Sales history of the property (purchased out of foreclosure, purchase price inconsistent with the appraiser’s estimate, etc.)
· Whether any physical or legal issues impact the valuation and to what extent (e.g., ground leases, commercial leases, shared access agreements, shared amenities, regulatory agreements, etc.)
· If value was attributed to a tax abatement, note the $ amount attributed to the value, the years of tax savings incorporated into the DCF approach and the discount rate the appraiser used.
· Whether the cap rate is reasonably supported.
· For unstabilized properties, discussion of lease-up, loss-to-lease, concessions, absorption, unusual obsolescence, cost of repairs, etc.
· If significant commercial space is present at the property, note if the appraiser applied a different cap rate on the commercial space income or used a blended cap rate approach.
	


Sample Comments:
The property was originally developed with a bond from the City of Pooler Development Authority. The property was required to set aside twenty percent (20%) of the units at Alta Towne Lake to have income and rent restrictions in-place. These units must be leased to individuals earning fifty percent (50%) of the area median income. The appraisal assumes the bonds will be paid off as part of the current sale transaction of the property and the rent restrictions on the units will cease. The appraisal assumes that all units will be available for lease at a market rent level.  

If applicable, address the following:

· Check acceptability of comparables utilized in the appraisal (sales, rent, land, and expense)
· Discuss material deviations from the comparables or any unusual assumptions.
· If the property is student, rent restricted, seniors, etc. – address if the sales or rent comparables are the same or different property type. 

Sample Comments:
The market for Seniors’ properties is more national in scope than for conventional multifamily properties and appraisals typically include comparable sales in different geographic locations that are similar in service type and property quality. Cap rates do not vary greatly from location to location; rather they vary based on service level. In addition, there have not been enough recent sales in most properties’ markets areas to complete a comparable sales analysis using only sales in the same market.  
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	The engineer identified immediate repairs of $______ which include ____ ($______), ____ ($______) and ____ ($______).  Per the Multifamily Loan and Security Agreement, the repairs must be completed within ___ days of closing.  [The funds were escrowed at 125% of anticipated costs (explain if different).] Per the Borrower Certification of Completion dated __/__/__, all repairs are completed. 

Special attention should be given to building materials identified in Form 1117, Borrower Certification of Property Physical and Environmental Condition (e.g., aluminum wiring, fire-retardant-treated [“FRT”] plywood, or polybutylene piping) and a summary should be provided detailing the engineer’s conclusion about the acceptability of these materials as well as any recommendations/cost to cure.

It is important to confirm that the report has not identified any open or unresolved issues (i.e., additional inspections needed) and that the conclusions are clear, concise, and actionable.  If an immediate repair reserve was not required, please note in the funding conditions rather than the engineering write up. 
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	Summarize if the environmental consultant identifies the presence of certain Recognized Environmental Conditions (RECs) or recommendations. To the extent testing is incomplete or in process, a recommendation for course of action should be clearly laid out to include timeframes, possible escrows, etc. Confirm regulatory closure of any RECs.

It is important to confirm that the report has not identified any open or unresolved issues (i.e., additional inspections or testing needed) and that the conclusions are clear, concise, and actionable.
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Property/ Market/ General Property/ Market Information Market Overview Boilerplate
	
The property is located in the city of ______, ______ County, ______ (state) within the ________MSA. Provide a description of the location of the MSA in terms of its region and/or proximity to other major city centers or landmarks. Use the next 2-3 sentences to describe demand generators for the MSA in terms of: major industries, employers, local attractions, etc. Also include any relevant demographic data and/or pertinent ratios. 
For Senior Housing Properties:  
The property is located in the city of ______, ______ County, ______ (state) within the ________MSA. The NIC MAP for the quarter ending ____ reported an overall occupancy for seniors housing in the _______ MSA to be ___% for total inventory of____ units.  The metro penetration rate was ___ %.  Average occupancy was ___% for majority IL facilities and ___% for majority AL facilities.  The metro posted year over year rent growth and average rent  of ___% / $____  for majority IL facilities and __% / $____ for majority AL facilities.    New construction over the next 12 months will result in ___% change in new inventory for the seniors housing metro. 
Add description of the MSA location paragraph above. 
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	The property is located within the ________ submarket, ____ miles N/S/E/W from the _____ CBD. Describe surrounding land use, visibility, and access. What % is developed in the neighborhood? Is it suburban, urban, bedroom community? Distance and direction to nearby demand generators, employment centers, retail/commercial areas, major shopping centers, schools, etc. Note the distance and direction to the nearest major intersection/highway/thoroughfare/access road/public transit
Provide local knowledge and expertise. Expand on large demand drivers/attractions and their distances/directions to the property. Also note any unique characteristics of the submarket, such as strong schools and desirable access. If the property is a specialized property type (student housing or seniors), provide detail around those facilities; for seniors housing proximity to hospitals and medical office parks is important. Towards the end of the paragraph, comment on projected new supply in the next 36 months and absorption stats per Reis/the appraisal. Provide details around the location, expected delivery timing and price point of any multifamily projects going up in the neighborhood as well as mitigating factors. Consider including three-mile radius population statistics, HH income statistics and the projected growth over the coming five year period.



For Senior Housing Properties:  
The property is located within the ________ submarket, ____ miles N/S/E/W from the _____ CBD. NIC Map for the property’s submarket for the quarter ending _____  reported an average occupancy of ___% for majority IL facilities and ___% for majority AL facilities.  Construction versus inventory percentage change in the submarket totals ___ % for majority IL units and ___ % for majority AL units. 
The Appraiser defined the Primary Market Area (PMA) for the property within a ___ mile radius. The average occupancy was ___% for IL units and ____% for AL units.  The supply / demand concluded an oversupply/undersupply / or balance of ___ IL units and oversupply/undersupply / or balance ___ AL units for the current year.  Planned new construction within the PMA totaled ___ IL units and ____AL units over the next 36 months.  
The Appraiser or NIC Map local property sourced information from __  comparable properties.  These properties consisted of  __majority IL and/or ___ majority AL properties. The average occupancy was ___%.  Provide commentary on any outliers that impact the average occupancy such as properties in-lease up.

Add above surrounding land use and local knowledge/ expertise paragraphs from above. 
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	CME Underwriting has compiled template language of the Top 40 MSAs to be utilized by underwriting and production for the market tab in OUS (located in the help screen). The list of the Top 40 MSAs was sourced from regional producers and underwriters and is subject to change.  MSAs will be added and/or removed from the document based on internal deal concentrations and region feedback.

The template language is a working document that will be updated quarterly with new market statistics including top employers, asking rents, vacancy rates, etc. Additionally, the template language has fun facts about each MSA. Research sources include CBRE Econometric Advisors, Reis, and the Census Bureau. All statistical information is based on the 1st quarter 2016.
The following MSA are listed by region. Please utilize the template language. If there are errors and/or updates to the language that should be made, please provide feedback to the CME Underwriting team via the CME mailbox MF_CME_UW@freddiemac.com.
	Northeast
· Boston
· New York
· Pittsburgh
· Philadelphia
· Northern Jersey
· Central Jersey
	Southeast
· Atlanta
· Baltimore – Towson
· Miami
· Orlando
· Tampa – St. Petersburg
· Washington DC
· Suburban MD
· Suburban VA
· Raleigh
· Charlotte
· Birmingham
	Central
· Chicago
· Cincinnati
· Columbus
· Dallas
· Houston
· Minneapolis – St. Paul
· Austin
· Kansas City
· Omaha
· Detroit
· San Antonio
	West
· Denver
· Los Angeles
· Phoenix – Mesa
· Seattle
· San Diego
· San Francisco
· Orange County
· Inland Empire
· Portland
· Las Vegas
· Salt Lake City
· San Jose








	Northeast Region
	

	[bookmark: Boston]Boston 
MSA
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	The property is located within the Boston MSA, the largest city in New England. The Boston tech sector, predicated on pharmaceutical and biotechnology, with firms such as Genzyme, Vertex Pharmaceuticals, and Biogen, employs the second-largest tech workforce behing only Silicon Valley.  Additionally, General Electric announced it would be relocating its corporate headquarters from CT to Boston’s Seaport District. According to GE, the relocation to Boston will create $776 million in new residential real estate demand. Boston’s economic base is further diversified and driven by the financial services and healthcare industries. Home to 53 higher education institutions including MIT and Harvard, Boston benefits from a highly-educated workforce. The Massachusetts Bay Transportation Authority (MBTA) was the first underground rapid transit system in the United States and provides public transportation throughout the MSA. Logan International Airport is located in the East Boston neighborhood and provides air transportation to worldwide destinations. Occupancy within the market remains stable at 94.8% and is forecast to remain above 93.4% through 2020. Asking rents are projected to increase on average by 3.0% over a five-year period. The MSA is expected to have positive absorption of 3,718 units in 2016. The annualized five-year forecast for absorption within the MSA projects that 3,233 units will be built and 2,512 units absorbed equating to a 1.3 construction to absorption ratio.


	Largest Employers

	Boston
	No. of Employees

	Massachusetts General Hospital
	21,452

	Brigham and Women’s Hospital
	15,500

	Beth Israel Deaconess Medical Center
	5,000

	Fidelity Investments
	5,000

	State Street Bank and Trust Co.
	5,000





	Boston Metro Apartment Statistics (REIS 1Q 2016)

	Vacancy:
	5.2%
	Previous Quarter Vacancy:
	5.4%
	Inventory (units):
	213,831

	Asking Rent:
	$2,098
	Previous Quarter Asking Rent:
	$2,104
	Absorption (units):
	589

	Unemployment:
	4.0%
	Avg. Household Income (2016):
	$177,359
	Population (2016):
	4,796,470

	
	
	
	
	
	

	As of:
	Feb-16
	Est. Household Income (2020):
	$217,453 
	Est. Population (2020):
	4,944,370
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	The property is located in the New York MSA which is the leading financial and cultural center of the United States. The city is a global hub of international business and commerce and has world class universities, museums, medical centers, libraries, theatres, and music institutions. New York City’s largest employers represent a diverse group of multinational corporations from varying industries including financial services, health care, telecommunications, education, retail services and government. The city’s population continues to grow and per capita income is forecast to out-perform the national state averages. New York is home to three international airports: LaGuardia, John F. Kennedy and Newark all located within 20 miles of Manhattan. The MSA benefits from an extensive public transportation system, which includes the MTA bus and subway systems, Port Authority travel system, LIRR, Metro North and NJ Transit. Occupancy within the apartment market remains attractive at 96.6% and is forecast to remain stable above 95.1% through 2020. Asking rents are projected to increase on average by 3.9% over a five-year period. The MSA is expected to have positive absorption in 2016 of 9,809 units. The annualized five-year forecast for absorption within the MSA projects that 7,979 units will be built and 6,959 units absorbed equating to a 1.2 construction to absorption ratio. 	

	Largest Employers

	New York
	No. of Employees

	Northwell Health
	48,650

	JPMorgan Chase & Co.
	37,363

	Mount Sinai Medical Center
	32,056

	Macy’s Inc.
	31,200

	Citibank NA
	24,991



	New York Metro Apartment Statistics (REIS 1Q 2016)

	Vacancy:
	3.4%
	Previous Quarter Vacancy:
	3.0%
	Inventory (units):
	186,369

	Asking Rent:
	$3,479
	Previous Quarter Asking Rent:
	$3,482
	Absorption (units):
	656

	Unemployment:
	5.1%
	Avg. Household Income (2016):
	$172,163
	Population (2016):
	8,578,860

	
	
	
	
	
	

	As of:
	Feb-16
	Est. Household Income (2020):
	$203,863
	Est. Population (2020):
	8,813,130
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	The property is located within the Pittsburgh MSA. Pittsburgh was once the base of the steel industry and is now a diverse economy driven by healthcare, education, technology, robotics, and financial services industries. 19th and 20th century businessmen and non-profits have donated millions of dollars to the region for the creation of cultural and educational institutions. As a result, entertainment and performing arts have emerged as integral components of the Pittsburgh culture. Examples of entertainment and performing arts culture within the MSA are illustrated by Pittsburgh’s famous Pittsburgh Symphony Orchestra, Carnegie Museum of Art and The Carnegie Museum of National History. Pittsburgh is also home to several colleges, universities, and research facilities including The University of Pittsburgh, Carnegie Mellon University, Duquesne University and Robert Morris University. Pittsburgh has an extensive highway system comprised of I-70, I-79, and I-76 (the Turnpike), which form a triangular-shaped “beltway”. The Port Authority of Allegheny County provides public transportation within the MSA via bus and light rail. Occupancy within the market remains stable at 96.2% and is forecast to remain stable above 95.1% through 2020. Asking rents are expected to increase on average by 2.4% over a five-year period. The MSA is expected to have an absorption of 2,122 units in 2016. The annualized five-year forecast for absorption within the MSA projects that 1,020 units will be built and 784 units absorbed equating to a 1.3 construction to absorption ratio.

	Largest Employers

	Pittsburgh
	No. of Employees

	University of Pittsburgh Medical Center
	43,000

	University of Pittsburgh
	12,116

	Giant Eagle, Inc.
	11,119

	PNC Financial Services Group, Inc.
	10,030

	West Penn Allegheny Health System 
	9,998



	Pittsburgh Metro Apartment Statistics (REIS 1Q 2016)

	Vacancy:
	4.5%
	Previous Quarter Vacancy:
	3.8%
	Inventory (units):
	89,638

	Asking Rent:
	$972
	Previous Quarter Asking Rent:
	$961
	Absorption (units):
	362

	Unemployment:
	5.6%
	Avg. Household Income (2016):
	$122,685
	Population (2016):
	2,363,210

	
	
	
	
	
	

	As of:
	Feb-16
	Est. Household Income (2019):
	$158,125 
	Est. Population (2020):
	2,374,930
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	The property is located within the Philadelphia MSA, which is recognized as the birthplace of the United States. Philadelphia is home to iconic historical attractions including the Liberty Bell, Independence Hall and The National Constitution Center. Philadelphia is the fifth largest metropolitan area in the United States and has a diverse economy, geared towards biomedical, information, and service-based industries. Philadelphia is home to 12 colleges and universities, including Temple University, University of Pennsylvania, Villanova University, Saint Joseph’s University, and LaSalle University. Philadelphia is home to one of the largest fresh water ports in the country, The Port of Philadelphia, which handled a record cargo tonnage of over six million tons in 2015. The MSA is comprised of an extensive interstate highway and inter-county road system. I-95, I-495, I-76 and Route 1 all serve the greater Philadelphia area. The Southeastern Pennsylvania Transportation Authority (SEPTA) provides public transportation throughout the city and suburbs via bus and rail line. Occupancy within the market remains strong at 96.4% and is forecast to remain stable above 95.8% through 2020. Asking rents are expected to increase on average by 2.4% over a five-year period. The MSA is expected to have positive absorption in 2016 of 2,260 units. The annualized five-year forecast for absorption within the MSA projects that 2,020 units will be built and 1,605 units absorbed equating to a 1.3 construction to absorption ratio.


	Largest Employers

	Philadelphia
	No. of Employees

	University of Pennsylvania and Health Systen
	32,825

	Thomas Jefferson University and TJUH Systen
	13,462

	Comcast Corp.
	11,968

	Drexel University
	9,927

	Einstein Healthcare Network
	9,000



	Philadelphia Metro Apartment Statistics (REIS 1Q 2016)

	Vacancy:
	3.6%
	Previous Quarter Vacancy:
	3.4%
	Inventory (units):
	209,914

	Asking Rent:
	$1,187
	Previous Quarter Asking Rent:
	$1,187
	Absorption (units):
	732

	Unemployment:
	6.3%
	Avg. Household Income (2016):
	$156,022
	Population (2016):
	5,360,080

	
	
	
	
	
	

	As of:
	Feb-16
	Est. Household Income (2020):
	$195,561
	Est. Population (2020):
	5,420,080
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	The property is located within the Northern New Jersey MSA. Northern New Jersey is a research and technology hub, as the state ranks first nationally in pharmaceutical R&D and among the top five nationally in high technology and telecommunications companies. Northern New Jersey attracts a disproportionate share of corporate headquarters and high technology firms due to its proximity to New York City, highly skilled labor pool, and excellent transportation network. The MSA is home to some of the nation’s most prestigious international corporations including Novartis Pharmaceuticals, Bristol-Myers Squibb, Exxon Research, DuPont, Nabisco, and Prudential. The MSA is often referred to as the Gateway Region due to its proximity to Manhattan via the Hudson River, which gives it access to the city along a bridge, two auto tunnels, two rail systems, and several ferry operations. New York Harbor also provides passageways to ports in Europe, South America, Africa, and the Pacific Rim. Major highways in the MSA include the New Jersey Turnpike (I-95), Route 80, and the Garden State Parkway. Newark Liberty International Airport is located within the MSA, but JFK International Airport and LaGuardia Airport in New York City also serve the area. Occupancy within the MSA remains stable at 95.5% and is forecast to remain stable above 94.3% through 2020. Asking rents within the MSA are projected to increase on average by 2.4% over a five-year period. The MSA is expected to have positive absorption of 3,287 units in 2016. The annualized five-year forecast for absorption within the MSA projects that 2,642 units will be built and 1,909 units absorbed equating to a 1.4 construction to absorption ratio.

	Largest Employers

	Northern New Jersey
	No. of Employees

	Newark International Airport
	24,000

	Verizon Communications
	17,000

	University of Medicine/Dentistry
	15,759

	Merck & Company, Inc
	14,000

	Continental Airlines, Inc.
	11,000



	Northern New Jersey Metro Apartment Statistics (REIS 1Q 2016)

	Vacancy:
	4.5%
	Previous Quarter Vacancy:
	4.4%
	Inventory (units):
	222,050

	Asking Rent:
	$1,760
	Previous Quarter Asking Rent:
	$1,752
	Absorption (units):
	242

	Unemployment:
	4.7%
	Avg. Household Income (2016):
	$179,336 
	Population (2016):
	4,312,730

	
	
	
	
	
	

	As of:
	Feb-16
	Est. Household Income (2020):
	$220,543
	Est. Population (2020):
	4,378,890
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	The property is located within the Central New Jersey MSA. The economic base of Central New Jersey is diverse with transportation, utilities, government, education, health services, and professional and business services comprising the heaviest concentration of employment. The market is home to many major pharmaceutical and telecommunications companies, including Johnson & Johnson, Honeywell, Bristol-Myers Squibb, Merck, and Verizon Wireless. Labor development is increasing each year due to the creation of a Coca-Cola plant, expansion of health care campuses, and various other redevelopment projects. Positive demographics, including a growing population, high income, and educational achievement are expected to continue to stimulate business growth in the area. In addition, the MSA boasts high educational attainment, with Rutgers University and Princeton University located within the market. Major highways in the MSA include the New Jersey Turnpike (I-95), Route 80, and the Garden State Parkway. Newark Liberty International Airport is located within the MSA, however JFK International Airport and LaGuardia Airport in New York City also serve the area. Occupancy within the market remains stable at 97.7% and is forecast to remain above 97.3% through 2020. Asking rents within the MSA are projected to increase on average by 2.3% over a five-year period. The MSA is expected to have positive absorption of 884 units in 2016. The annualized five-year forecast for absorption within the MSA projects the construction of 612 units and 558 absorbed, equating to a 1.1 construction to absorption ratio.

	Largest Employers

	Central New Jersey
	No. of Employees

	New Jersey State Government
	74,536

	Wekfern/ShopRite
	34,092

	United Parcel Service
	18,465

	Wal-Mart Stores
	17,113

	Verizon
	17,000



	Central New Jersey Metro Apartment Statistics (REIS 1Q 2016)

	Vacancy:
	2.3%
	Previous Quarter Vacancy:
	2.4%
	Inventory (units):
	175,514

	Asking Rent:
	$1,304
	Previous Quarter Asking Rent:
	$1,303
	Absorption (units):
	118

	Unemployment:
	4.3%
	Avg. Household Income (2016):
	$174,821 
	Population (2016):
	2,396,630

	
	
	
	
	
	

	As of:
	Feb-16
	Est. Household Income (2020):
	$180,825
	Est. Population (2020):
	2,401,210












	Southeast Region
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	The property is located within the Atlanta MSA. Atlanta is recognized as one of the fastest growing cities in the United States and is considered to be a top business city and primary transportation hub of the southeastern region of the United States. Currently, Atlanta is home to several Fortune 500 Companies, including the world headquarters of The Coca-Cola Company, The Home Depot, AT&T Mobility, UPS and Delta Air Lines. In addition, the relocation of corporate headquarters to the metro area, including Porsche and Mercedes Benz, has served as a magnet in attracting high-skilled workers to the labor force. Two new professional sports stadiums, for the Braves and the Falcons, are currently underway and will be completed for the 2017 seasons. Atlanta’s most traveled highway is I-285 north and south, connecting interstate highways within the area and providing access to Atlanta communities. The Metropolitan Atlanta Rapid Transit Authority (MARTA) provides a 37-mile rapid rail transit system within the MSA. The Hartsfield-Jackson Atlanta International Airport is one of the world’s busiest passenger airports and has the largest passenger terminal complex in the world. Occupancy within the market is 94.9%. Asking rents are projected to increase on average by 3.5% annually over the next five years. The MSA is expected to have positive absorption in 2016 of 7,050 units. The annualized five-year forecast for absorption within the MSA projects that 4,818 units will be built and 3,449 units absorbed equating to a 1.4 construction to absorption ratio.

	Largest Employers

	Atlanta
	No. of Employees

	Delta Air Lines, Inc.
	29,970

	Emory University
	27,090

	Wal-Mart Stores Inc.
	26,000

	AT&T Inc.
	16,794

	WellStar Health System Inc.
	14,000



	Atlanta Metro Apartment Statistics (REIS 1Q 2016)

	Vacancy:
	5.1%
	Previous Quarter Vacancy:
	5.0%
	Inventory (units):
	380,249

	Asking Rent:
	$1020
	Previous Quarter Asking Rent:
	$1,005
	Absorption (units):
	1,619

	Unemployment:
	5.3%
	Avg. Household Income (2016):
	$125,062
	Population (2016):
	5,791,680

	
	
	
	
	
	

	As of:
	Feb-16
	Est. Household Income (2020):
	$145,630
	Est. Population (2020):
	6,474,810
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	The property is located within the Baltimore-Towson MSA. Baltimore is known for its Inner-Harbor, which is home to shopping, entertainment, tourism, and the National Aquarium. The MSA has a service-oriented economy providing financial, business, and health services. Baltimore has a large concentration of defense and life science facilities. Its close proximity to Washington D.C. and the related federal government operations, as well as its strong transportation and distribution industries have helped sustain the region’s economy. According to the Maryland Port Authority the Port of Baltimore supported over 13,000 direct jobs in 2014. The port ranks ninth in the nation for total value of cargo and is one of only four ports on the East Coast that are deep enough to support the increased traffic of supersized ships as a result of the Panama Canal expansion. Baltimore benefits from an extensive interstate highway system including I-95, I-695 (the Baltimore Beltway), and I-895 (the Harbor Tunnel Thruway). Public transportation in Baltimore is provided by the Maryland Transit Administration via bus and light rail. The Baltimore-Washington International Airport provides flights to destinations worldwide. Amtrak and MARC commuter rail also provide service within the MSA. Occupancy within the MSA is 96.2% and is forecasted to remain above 95.5% through 2019. Asking rents are projected to increase at 2.3% over a five year period. The MSA is expected to have positive absorption in 2016 of 1451 units. The annualized five-year forecast for absorption within the MSA projects that 1,333 units will be built and 976 units absorbed equating to a 1.4 construction to absorption ratio. 

	Largest Employers

	Baltimore
	No. of Employees

	Fort George G. Meade
	53,733

	Johns Hopkins University
	25,000

	Aberdeen Proving Ground
	22,797

	Johns Hopkins Health System
	19,340

	University System of Maryland
	15,469



	Baltimore Metro Apartment Statistics (REIS 1Q 2016)

	Vacancy:
	3.8%
	Previous Quarter Vacancy:
	3.6%
	Inventory (units):
	152,235

	Asking Rent:
	$1,167
	Previous Quarter Asking Rent:
	$1,158
	Absorption (units):
	307

	
	
	
	
	
	

	Unemployment:
	5.0%
	Avg. Household Income (2016):
	$149,285
	Population (2016):
	2,807,420

	
	
	
	
	
	

	As of:
	Feb-16
	Est. Household Income (2020):
	$178,701
	Est. Population (2020):
	2,873,260
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	The property is located within the Miami MSA. Miami is the seventh largest MSA in the United States and known for its entertainment and night life in South Beach. Miami is a leader amongst cities in the U.S in finance, commerce, culture, media, entertainment, the arts and international trade. The MSA also serves as a financial, cultural, and transportation gateway between the United States, the Caribbean, and both Central and South America. The Port of Miami is the number one cruise passenger port in the world, accommodating some of the largest cruise ships, including Carnival, Royal Caribbean, Norwegian Cruise Line, and Disney Cruise Line. Miami is considered the media capital of Spanish-speaking America with the three most widely available Spanish-language cable networks in the U.S., Univision, Telemundo, and UniMas, headquartered in the metro area. Miami’s major highways include I-75, I-95, the Florida Turnpike, and the Palmetto Expressway (SR 826). The Miami International Airport is one of the world’s most active airports for international and freight traffic, providing service for the entire South Florida region. Occupancy within the MSA remains stable at 95.0% and is forecasted to average 93.3% over the next five years. Asking rents are projected to increase annually by 2.3% over a five year period. The MSA is expected to have absorption of 2,839 units in 2016. The annualized five-year forecast for absorption within the MSA projects that 2,703 units will be built and 1,975 units absorbed equating to a 1.4 construction to absorption ratio. 

	Largest Employers

	Miami
	No. of Employees

	Baptist Health Systems of Southern Florida
	14,627

	University of Miami
	13,428

	Publix Supermarket
	12,000

	Jackson Health System
	10,010

	American Airlines
	9,939



	Miami Metro Apartment Statistics (REIS 1Q 2016)

	Vacancy:
	5.0%
	Previous Quarter Vacancy:
	4.3%
	Inventory (units):
	117,925

	Asking Rent:
	$1,296
	Previous Quarter Asking Rent:
	$1,286
	Absorption (units):
	304

	Unemployment:
	4.8%
	Avg. Household Income (2016):
	$127,700
	Population (2016):
	2,724,220

	
	
	
	
	
	

	As of:
	Feb-16
	Est. Household Income (2020):
	$156,403
	Est. Population (2020):
	2,917,020
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	The property is located within the Orlando MSA.  Orlando’s economy is mainly driven by the tourism, high-technology, and financial services industries. The MSA is the home of the employer with the nation’s largest number of private workers at a single site, Walt Disney World. In addition, Orlando’s technology community continues to mature. More co-working spaces, incubators, and development projects are emerging as technology has solidified its position as the 2nd largest industry in Orlando with a $14.2 billion annual economic impact. There are a number of redevelopment projects under way in Orlando, including a 68-acre neighborhood called Creative Village.  In addition, the University of Central Florida, the nation’s largest university campus by undergraduate enrollment, is slated to begin construction of a downtown campus in March 2017. The area is served by Interstate-4, the SunRail, and Orlando International Airport. The I-4 Ultimate Project is a six-year, $2.3 billion overhaul which will add four express lanes and widen overpasses. Phase 2 of the SunRail is set to begin in 2016, the $190 million extension will add service to the area’s largest suburban job centers. By 2018, the Orlando International Airport will complete a $1.1 billion expansion that will increase capacity in the North Terminal and add an intermodal rail station which will connect to local and regional trains. Occupancy in the MSA remains stable at 94.3% and is forecasted to remain above 93.8% over the next five years. Asking rents are projected to increase annually by 2.7% over a five-year period. The MSA is expected to have absorption of 2,374 units in 2016. The annualized five-year forecast for absorption within the MSA projects that 1,682 units will be built and 1,356 units absorbed equating to a 1.2 construction to absorption ratio.

	Largest Employers

	Miami
	No. of Employees

	Walt Disney World Resort
	74,000

	Universal Orlando (Comcast)
	20,000

	Adventist Health System/Florida Hospital
	19,304

	Orlando Health
	14,000

	Lockheed Martin
	7,000



	Orlando Metro Apartment Statistics (REIS 1Q 2016)

	Vacancy:
	5.7%
	Previous Quarter Vacancy:
	5.0%
	Inventory (units):
	136,557

	Asking Rent:
	$1,034
	Previous Quarter Asking Rent:
	$1,027
	Absorption (units):
	808

	Unemployment:
	
	Avg. Household Income (2016):
	$99,822
	Population (2016):
	2,439,550

	
	
	
	
	
	

	As of:
	Feb-16
	Est. Household Income (2020):
	$123,272
	Est. Population (2020):
	2,838,000
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	The property is located within the Tampa – St. Petersburg – Clearwater MSA. The MSA is the fourth largest in the Southeast region of the United States. Tampa is home to two major military installations: MacDill Air Force Base and Coast Guard Air Station Clearwater. Tampa is considered the financial and business capital of Florida. Tampa’s economy is further comprised of leisure and hospitality, avionics, defense, marine electronics, health care, and business and information services. There are numerous recreational attractions in the region including Busch Gardens, MLB Spring Training, and Professional Sports teams such as the Rays, Bucs, and Lightning. Public transportation via bus and streetcar is currently provided within the four counties that make up Tampa (Hillsborough, Pinellas, Pasco, and Hernando). Occupancy within the MSA is 95.8% and is forecasted to remain above 95.3% over the next five years. Asking rents are expected to grow 2.3% annually for the next five years. The MSA is expected to have positive absorption in 2016 of 2,688 units. The annualized five-year forecast for absorption within the MSA projects that 1,620 units will be built and 1,320 units absorbed equating to a 1.2 construction to absorption ratio.

	Largest Employers

	Tampa - St. Petersburg - Clearwater
	No. of Employees

	MacDill Air Force Base
	19,000

	Verizon Communications
	14,000

	University of South Florida
	12,661

	Tampa International Airport
	7,060

	Tampa General Hospital
	6,600



	Tampa Metro Apartment Statistics (REIS 1Q 2016)

	Vacancy:
	4.2%
	Previous Quarter Vacancy:
	4.2%
	Inventory (units):
	163,230

	Asking Rent:
	$960
	Previous Quarter Asking Rent:
	$959
	Absorption (units):
	216

	Unemployment:
	4.5%
	Avg. Household Income (2016):
	$102,976
	Population (2016):
	2,999,150

	
	
	
	
	
	

	As of:
	Feb-16
	Est. Household Income (2020):
	$129,940
	Est. Population (2020):
	3,266,250
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	The property is located within the Washington D.C. MSA. Washington D.C is the capital of the United States and is surrounded by the Suburban Virginia and Suburban Maryland MSAs.  The MSA is home to the federal government and the majority of its supporting federal agencies. Education within the MSA is incredibly rich, with 48.0% (Census 2012) of the population holding a bachelor’s degree or higher, top in the nation. The MSA is home to Georgetown University, George Washington University, Catholic University, American University, Gallaudet and several other higher education institutions. The MSA’s labor market is strong with unemployment at a post-recession low. Moodys forecasts Washington D.C’s economy will grow at an above average pace in the near term as steady gains in high tech, professional services, and leisure/hospitality easily make up for diminishing federal payroll losses. The BLS reports total private employment increased by 52,200 jobs (2.0%) in the MSA. The Washington D.C region benefits from an extensive interstate highway system, including I-95, I-295, I-495 (Capital Beltway) and I-66. The Washington Metropolitan Transit Authority (WMATA) operates an interconnected rail and bus service that serves 3.5 million people within a 1,500 square mile area. The MSA is also well served by Amtrak, MARC train, Virginia Railway Express and three major international airports; Dulles International, Reagan National and Baltimore-Washington International. Occupancy within the MSA remains strong at 94.2% and asking rents are projected to increase on average by 2.3% annually over the next five years. The MSA is expected to have positive absorption in 2016 of 3,371 units. The annualized five-year forecast for absorption within the MSA projects that 2,526 units will be built and 2,009 units absorbed equating to a 1.3 construction to absorption ratio.

	Largest Employers

	Washington, DC
	No. of Employees

	Naval Support Activity Washington
	23,511

	Inova Health System
	16,000

	SAIC Inc.
	15,441

	Northrup Grumman Corp.
	15,053

	MedStar Health
	14,158



	Washington DC Metro Apartment Statistics (REIS 1Q 2016)

	Vacancy:
	5.8%
	Previous Quarter Vacancy:
	6.1%
	Inventory (units):
	100,535

	Asking Rent:
	$1,625
	Previous Quarter Asking Rent:
	$1,629
	Absorption (units):
	502

	
	
	
	
	
	

	Unemployment:
	4.2%
	Avg. Household Income (2016):
	$165,209
	Population (2016):
	673,070

	
	
	
	
	
	

	As of:
	Feb-16
	Est. Household Income (2020):
	$176,062
	Est. Population (2020):
	697,620
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	The property is located within the Suburban Maryland MSA, which partially surrounds the District of Columbia on the north and east. The region is home to a diversified economy, including biotechnology and life sciences, as well as several federal entities. Lockheed Martin, Constellation Energy, Marriott International, and Coventry Health Care are among the Fortune 500 companies within the MSA. The MSA is also home to Andrews Air Force Base and Fort George G. Meade Army post, which is also the headquarters for the National Security Agency. While Fort Meade is already a main economic driver in Suburban Maryland, approximately 4,500 federal employees and 20,000 contractors were relocated to Fort Meade due to the Base Closure and Realignment Commission. Also located in the MSA are the National Institute of Health (NIH) and Walter Reed National Military Medical Center. The area is characterized by its highly educated workforce with 48.0% of the population possessing a bachelor’s degree or higher. Suburban Maryland is served by the Washington Metropolitan Area Transit Authority (WMATA) which includes Metrorail and Metrobus. The area is also served by Amtrak, the MARC train, and three major international airports: Baltimore-Washington International, Reagan National, and Dulles International. The Capital Beltway (I-495) provides access throughout the MSA and encircles the DC metropolitan area. The newly-constructed Inter-County Connector (ICC) links existing and proposed development areas between Montgomery County and Prince George’s County. Occupancy within the MSA remains strong at 95.8% and is forecasted to remain above 94.0% through 2019. Asking rents are projected to increase on average by 1.8% annually over the next five years. The MSA is expected to have positive absorption in 2016 of 1,451 units. The annualized five-year forecast for absorption within the MSA projects that 2,922 units will be built and 2,164 units absorbed equating to a 1.4 construction to absorption ratio.

	Largest Employers

	Suburban MD
	No. of Employees

	Naval Support Activity Washington
	23,511

	Inova Health System
	16,000

	SAIC Inc.
	15,441

	Northrup Grumman Corp.
	15,053

	MedStar Health
	14,158



	Suburban MD Metro Apartment Statistics (REIS 1Q 2016)

	Vacancy:
	4.2%
	Previous Quarter Vacancy:
	4.2%
	Inventory (units):
	160,330

	Asking Rent:
	$1,467
	Previous Quarter Asking Rent:
	$1,468
	Absorption (units):
	149

	
	
	
	
	
	

	Unemployment:
	4.2%
	Avg. Household Income (2016):
	$170,690
	Population (2016):
	2,457,600

	
	
	
	
	
	

	As of:
	Feb-16
	Est. Household Income (2020):
	$196,518
	Est. Population (2020):
	2,588,280
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The property is located within the Suburban Virginia MSA, which extends west from the District of Columbia. Suburban Virginia is the most populous and highest-income region of the state. According to a 2014 Forbes report, the top two wealthiest counties in America by median income are found in the MSA, Fairfax and Loudoun Counties. The MSA is home to many Fortune 500 companies including Freddie Mac, Northrop Grumman, General Dynamics, Capital One, Booz Allen Hamilton, and several other corporations. In addition, the MSA is home to many federal entities such as the Pentagon, Central Intelligence Agency, Marine Corps Base Quantico, Fort Belvoir, Fort Meyer, and the US Patent and Trademark Office. Education within the MSA is incredibly rich, with 48.0% of the population holding a bachelor’s degree or higher, top in the nation. Tyson’s Corner, which contains the largest mall in the DC area, is the largest business district in the MSA and 12th largest in the United States. The Tyson’s area is expected to grow with the recent and future expansion of the MetroRail through the area. The MSA is served by the Washington Metropolitan Area Transit Authority (WMATA), Virginia Railway Express, Amtrak and three major international airports: Dulles International, Reagan National and Baltimore-Washington International. I-495, Route 66, and Dulles Toll Road provide primary access to the area. Occupancy within the MSA remains strong at 95.6%. Asking rents are projected to increase on average by 2.5% annually over the next five years. The MSA is expected to have positive absorption of 3,569 units in 2016. The annualized five-year forecast for absorption within the MSA projects that 3,605 units will be built and 2,682 units absorbed equating to a 1.3 construction to absorption ratio.

	Largest Employers

	Suburban VA
	No. of Employees

	Naval Support Activity Washington
	23,511

	Inova Health System
	16,000

	SAIC Inc.
	15,441

	Northrup Grumman Corp.
	15,053

	MedStar Health
	14,158



	Suburban VA Metro Apartment Statistics (REIS 1Q 2016)

	Vacancy:
	4.4%
	Previous Quarter Vacancy:
	4.6%
	Inventory (units):
	180,861

	Asking Rent:
	$1,693
	Previous Quarter Asking Rent:
	$1,688
	Absorption (units):
	825

	
	
	
	
	
	

	Unemployment:
	4.2%
	Avg. Household Income (2016):
	$188,636
	Population (2016):
	2,891,630

	
	
	
	
	
	

	As of:
	Feb-16
	Est. Household Income (2020):
	$226,845
	Est. Population (2020):
	3,067,570
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	The property is located within the Raleigh-Durham MSA. The MSA is considered to be a part of the Research Triangle due to the major research universities in the area: North Carolina State University, Duke University, and UNC-Chapel Hill. Raleigh has a diversified economy that includes banking, financial services, clothing and apparel, as well as high-tech and biotech research. The metro area’s labor force is highly educated, with 43% holding a bachelor’s degree or higher. Raleigh’s labor force rose 3.2% in 2015, 16th fastest in the nation. Low business costs and the availability of cheap skilled labor relative to other tech hubs has attracted investment in Raleigh’s technology industry. Forbes ranked the MSA as the third best for young professionals in 2016 out of the 100 largest metro areas. Major freeways in the area include I-40, the Raleigh Beltline (I-440), and the new outer beltway that is currently under development, I-540. Public Transportation in and around the area is provided by Capital Area Transit, Triangle Transit, and NC State University which all offer bus services. Raleigh-Durham International Airport is the region’s primary airport. Occupancy within the MSA is 94.1% and asking rents are expected to increase by 2.8% annually over the next five years. The MSA is expected to have positive absorption in 2016 of 3,480 units. The annualized five year forecast for absorption within the MSA projects that 2,053 units will be built and 1,983 units will be absorbed equating to a 1.0 construction to absorption ratio.

	Largest Employers

	Raleigh
	No. of Employees

	IBM Corp.
	10,000

	WakeMed Health & Hospitals
	8,422

	North Carolina State University
	7,876

	Food Lion Stores
	7,197

	Cisco Systems
	5,500



	Raleigh-Durham Metro Apartment Statistics (REIS 1Q 2016)

	Vacancy:
	5.9%
	Previous Quarter Vacancy:
	6.0%
	Inventory (units):
	119,412

	Asking Rent:
	$969
	Previous Quarter Asking Rent:
	$961
	Absorption (units):
	528

	Unemployment:
	4.8%
	Avg. Household Income (2016):
	$125,723
	Population (2016):
	1,847,330

	
	
	
	
	
	

	As of:
	Feb-16
	Est. Household Income (2020):
	$144,945
	Est. Population (2020):
	2,139,820
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	The property is located within the Charlotte MSA. The MSA houses the second largest banking center in the United States behind New York City. Bank of America, the largest institution by assets in the United States, was founded and maintains headquarters in Charlotte. Charlotte is the home to many Fortune 500 company headquarters such as Lowes, Duke Energy, Family Dollar and Goodrich Corporation. Charlotte is currently the 23rd most populous MSA in the nation, but is forecasted to grow to the 18th by 2025. Forbes has Charlotte ranked 13th in terms of fastest growing cities for 2016. Charlotte benefits from its location between population centers in the northeast and the southeast as well as major interstate highways including I-85, I-77, I-277, and I-485. Public transportation is provided by the Charlotte Area Transit System which operates the light rail system, historic trolleys, express shuttles, and bus lines. Charlotte/Douglas International Airport is the eighth busiest airport in the United States and is served by both domestic and international airlines. Occupancy within the MSA remains stable at 94.8% and is projected to remain above 93.1% through 2020. Asking rents are projected to increase on average by 3.4% annually over the next five years. The MSA is expected to have positive absorption in 2016 of 4,337 units. The annualized five-year forecast for absorption within the MSA projects that 2,840 units will be built and 2,195 units absorbed per annum equating to a 1.3 construction to absorption ratio.

	Largest Employers

	Charlotte
	No. of Employees

	Carolinas Healthcare Systems
	35,000

	Wells Fargo Corporation
	22,100

	Wal-Mart Stores Inc.
	16,100

	Bank of America
	15,000

	Lowe’s Cos. Inc.
	12,960



	Charlotte Metro Apartment Statistics (REIS 1Q 2016)

	Vacancy:
	5.2%
	Previous Quarter Vacancy:
	4.4%
	Inventory (units):
	113,172

	Asking Rent:
	$980
	Previous Quarter Asking Rent:
	$970
	Absorption (units):
	30

	Unemployment:
	5.3%
	Avg. Household Income (2016):
	$116,144
	Population (2016):
	2,456,620

	
	
	
	
	
	

	As of:
	Feb-16
	Est. Household Income (2020):
	$134,301
	Est. Population (2020):
	2,755,370
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	The property is located within the Birmingham MSA. Birmingham is the largest city in Alabama and is home to the University of Alabama-Birmingham, which drives the metro economy. Birmingham ranks as one of the most important business centers in the Southeastern United States and is the fourth largest banking center in the country. It is home to three of the Top 50 banks in the United States including Regions Financial Corporation, and is a regional headquarters for Wells Fargo. Other notable employers include Liberty National, Pepsi Cola Company and the Coca-Cola Bottling Company. Birmingham has one of the most extensive networks of highways and roadways in the Southeast. The city is served by I-20, I-65, I-59, and I-22, as well as I-459. The city is a key railroad hub for Alabama and the entire Southeast region. Air transportation is provided by the Birmingham-Shuttlesworth International Airport.  Birmingham is the cultural and entertainment capital of Alabama, with numerous art galleries in the area and the Birmingham Museum of Art, the largest art museum in the Southeast. Occupancy within the MSA is 93.1% and is forecasted to average 93.1% over the next five years. Asking rents are projected to increase on average by 2.4% annually over the next five years. The MSA is expected to have positive absorption in 2016 of 951 units. The annualized five year forecast for absorption within the MSA projects that 564 units will be built and 560 units absorbed, equating to a 1.0 construction to absorption ratio.

	Largest Employers

	Birmingham
	No. of Employees

	University of Alabama at Birmingham
	23,000

	Regions Financial Corporation
	7,000

	CHRISTUS St. Vincent Regional Medical Center
	4,644

	Children’s Health System
	4,578

	Honda Manufacturing
	4,000



	Birmingham Metro Apartment Statistics (REIS 1Q 2016)

	Vacancy:
	6.9%
	Previous Quarter Vacancy:
	6.6%
	Inventory (units):
	45,098

	Asking Rent:
	$823
	Previous Quarter Asking Rent:
	$814
	Absorption (units):
	197

	Unemployment:
	5.9%
	Avg. Household Income (2016):
	$117,773
	Population (2016):
	1,148,110

	
	
	
	
	
	

	As of:
	Feb-16
	Est. Household Income (2020):
	$136,815
	Est. Population (2020):
	1,183,710









	Central Region
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	The property is located within the Chicago MSA, which is primarily influenced by the City of Chicago, IL.  The City of Chicago is the third largest in the United States.  Chicago is considered one of the major financial centers in the country, and its futures, options, and commodity exchanges have established the city as an international financial trading center.  The region has a diversified economic base and has numerous world-renowned cultural attractions, including a variety of famous museums, parks, and travel destinations.  Chicago is home to 31 Fortune 500 companies and is in the top five cities in the country when it comes to emerging technology hubs. Venture capital flowing into Chicago startups has increased with nearly $1.6 billion total funding (50% higher than 2013) in 2014.  Big name tech companies like Google and Amazon are expanding their presence in Chicago.  Google opened a new office with over 650 employees in the West Loop in December 2015. Last year’s addition of thousands of jobs at Amazon’s warehouses in Juliet and Goose Island continues to contribute to the demand for rentals in the area.  Beam-Suntory recently announced that it is moving its headquarters from Deerfield to downtown and GE is moving its healthcare division headquarters from the U.K. to Chicago.  Employment growth is expected to climb 1.3% in 2016 as roughly 60,000 jobs are generated.  The MSA has an extensive highway system, consisting of I-55, I-88, I-90, I-94 and I-290.  The Regional Transportation Authority coordinates and operates three public transportation agencies, which provide bus and light rail service throughout the region.  The Chicago Transit Authority provides transportation in the city and to a few suburbs outside of city limits, by way of Chicago’s train system known as the “L”.  Additionally, METRA provides commuter rail service to Cook, DuPage, Will, Lake, Kane, and McHenry counties in Illinois.  The two primary airports serving the area are O’Hare International Airport, the fourth busiest airport in the world, and the Chicago Midway International Airport.  Occupancy within the MSA remains stable at 96.2%, and is expected to remain stable through 2020, remaining above 95.4%.  Asking rents are forecasted to increase on average, by 2.8% annually over a five year period.  The MSA is expected to have positive absorption in 2016 of 5,018 units.  The annualized five-year forecast for absorption within the MSA projects that 3,369 units will be built and 2,498 units absorbed per annum equating to a 1.4 construction to absorption ratio.

	Largest Employers

	Chicago
	No. of Employees

	Advocate Health Care System
	18,556

	University of Chicago
	16,025

	JPMorgan Chase & Co.
	15,015

	Northwestern Memorial Healthcare
	14,550

	Walgreen Co.
	14,528



	Chicago Metro Apartment Statistics (REIS 1Q 2016)

	Vacancy:
	3.8%
	Previous Quarter Vacancy:
	3.8%
	Inventory (units):
	460,379

	Asking Rent:
	$1,235
	Previous Quarter Asking Rent:
	$1,232
	Absorption (units):
	260

	Unemployment:
	6.8%
	Avg. Household Income (2016):
	$146,113
	Population (2016):
	8,013,200

	
	
	
	
	
	

	As of:
	Feb-16
	Est. Household Income (2020):
	$179,154 
	Est. Population (2020):
	8,149,170
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	The property is located within the Cincinnati MSA.  The MSA’s diversified economic base includes manufacturing, wholesale and retail trade, insurance and finance, education and health services, government, and transportation.  Cincinnati is home to 10 Fortune 500 companies including Proctor & Gamble, The Kroger Company, Macy’s, and American Financial Group. GE continues to expand its strong presence in the area with its U.S. Global Operations Center in downtown Cincinnati currently under construction and expected to open by the end of 2016, bringing up to 2,000 new positions to the facility. In addition, GE recently announced a $500 million expansion over the next four years in GE Aviation’s Evendale headquarters. Cincinnati employment will increase by 2.0% in 2016, as more than 21,000 will be added in 2016. Job growth is expected to be led by positions in the trade, transportation and utilities sector. Cincinnati’s urban landscape is transitioning to include more mixed-use development as a multitude of residents are choosing to live closer to both entertainment venues located downtown and work.  Apartment development in 2016 is increasing to the highest level since 2000 and is expected to double 2015’s number of completions. Demand is not expected to keep pace with the increased supply this year; however, job growth will continue to bring demand in the upcoming years as Cincinnati’s economy is the fastest-growing economy in the Midwest.  Interstates I-71, I-74, and I-75 serves as the main thoroughfares within the MSA.  Cincinnati is served by the Cincinnati/Northern Kentucky International Airport.  Occupancy within the MSA remains stable at 96.5% and is expected to remain stable through 2020, remaining above 95.4%.  Asking rents are projected to increase 2.1% annually over the next five years. The MSA is expected to have positive absorption of 1,244 units in 2016.  The annualized five-year forecast for absorption within the MSA projects that 894 units will be built and 564 units absorbed per annum equating to a 1.6 construction to absorption ratio.

	Largest Employers

	Cincinnati
	No. of Employees

	Kroger Co.
	21,646

	University of Cincinnati
	16,016

	Cincinnati Children’s Hospital Medical Center
	14,944

	TriHealth, Inc.
	11,800

	Procter & Gamble Co.
	11,000



	Cincinnati Metro Apartment Statistics (REIS 1Q 2016)

	Vacancy:
	3.5%
	Previous Quarter Vacancy:
	3.2%
	Inventory (units):
	108,899

	Asking Rent:
	$816 
	Previous Quarter Asking Rent:
	$811
	Absorption (units):
	353

	Unemployment:
	4.9%
	Avg. Household Income (2016):
	$122,770
	Population (2016):
	2,171,390

	
	
	
	
	
	

	As of:
	Feb-16
	Est. Household Income (2020):
	$150,701
	Est. Population (2020):
	2,231,010








	[bookmark: Columbus]Columbus MSA
Return to Menu
Return to MSA Menu


	The property is located within the Columbus MSA.  Columbus is the state capital, and is located 110 miles northeast of Cincinnati, and 127 miles southwest of Cleveland.  Columbus has a well-diversified economy represented by the education, insurance, banking, medical research, and technology industries.  Columbus is home to Battelle Memorial Institute, the world’s largest private research and development foundation and Chemical Abstracts Service, the world’s largest clearinghouse of chemical information.  Banking and insurance are also vital to the local economy as Huntington National Bank, PNC Bank, JPMorgan Chase Bank and Nationwide Insurance all have major employment bases in Columbus.  Companies using the MSA as a distribution hub include The Limited, Inc., Kraft Foods, The Gap, Mars, Frito Lay, Target, DSW, Express, and JCPenney.  Amazon is in the process of building two distributions centers in the area, creating an expected 2,000 new jobs in the region.  In the healthcare sector, Nationwide Children’s Hospital, a major employer of the area, is in the process of a $130 million expansion of its campus to include a six-story outpatient care building and a suite of faculty offices that will be finished in early 2017. Job growth is attracting workers in the prime renter age group of 20 to 34-year-olds, which now compose a quarter of the local population.  Columbus employers added 20,200 workers in 2015 and will accelerate hiring with 25,000 new jobs this year, a 2.4% gain.  Major highways include I-70, I-717, I-670 and I-270. Air transportation is provided by the Port Columbus International Airport and public transportation is provided by the Central Ohio Transit Authority.  The MSA is home to more than 12 institutions of higher learning including The Ohio State University, and Franklin University. The Ohio State University is one of the largest universities in the country and is a significant economic driver within the MSA.  Occupancy within the MSA remains stable at 95.1% and is and is expected to decline slightly to 94.3% by 2020.  Asking rents are projected to increase 2.6% annually over the next five years.  The MSA is expected to have positive absorption in 2016 of 1,913 units.  The annualized five-year forecast for absorption within the MSA projects that 1,279 units will be built and 1,023 units absorbed per annum equating to a 1.3 construction to absorption ratio.

	Largest Employers

	Columbus
	No. of Employees

	The Ohio State University
	27,656

	JPMorgan Chase & Co.
	20,475

	OhioHealth
	19,182

	The Kroger Co.
	17,397

	Nationwide
	12,433



	Columbus Metro Apartment Statistics (REIS 1Q 2016)

	Vacancy:
	4.9%
	Previous Quarter Vacancy:
	5.0%
	Inventory (units):
	134,168

	Asking Rent:
	$814
	Previous Quarter Asking Rent:
	$808
	Absorption (units):
	349

	Unemployment:
	4.5%
	Avg. Household Income (2016):
	$119,527
	Population (2016):
	2,035,040

	
	
	
	
	
	

	As of:
	Feb-16
	Est. Household Income (2020):
	$146,980
	Est. Population (2020):
	2,147,620
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	The property is located within the Dallas - Fort Worth MSA.  Dallas is the fourth largest MSA in the United States and is the largest MSA in Texas.  The Dallas - Fort Worth MSA is home to 21 Fortune 500 companies; its diversified economy consists of trade, professional services, and education and health services.  The future of the Dallas - Fort Worth metro area remains optimistic with the Metroplex economy and rental market appearing to be on an upward trend.  Corporate expansions in the Dallas - Fort Worth MSA are fueling demand for area apartments, keeping vacancy tight this year as a record number of apartments are delivered.  JP Morgan Chase, McKesson Corp. and Pegasus Foods have recently announced expansion plans in the area, joining a long list of widely recognized companies growing or relocating to the area, including Liberty Mutual, FedEx, and State Farm.   A friendly business environment, skilled labor pool and an attractive place to live are drawing these companies from across the country.  The thousands of jobs created by these expansions are spurring strong demand for rental housing, especially among young professionals.   JPMorgan Chase recently announced its plan to move 6,000 workers to a new office campus in the area, starting the relocation process in 2017 and finishing in 2019.  Toyota is in the process of moving its corporate headquarters to the Dallas area, bringing approximately 4,000 jobs.  The headquarters is expected to be completed in early 2017. Companies are expected to create 70,000 positions in the Metroplex this year, an annual increase of 2.0%.  Though a slip from last year’s gain of 126,000 jobs, or 3.8% advance, the region is expected to continue to grow at a faster pace than the national average.  Six interstates and 18 U.S and state highways comprise the Dallas - Fort Worth MSA highway system.  The Dallas Area Rapid Transit Authority (DART) provides public transportation via bus and light rail throughout the MSA.  The Dallas - Fort Worth International Airport serves the MSA and is the tenth busiest airport in the world.  Occupancy within the MSA is stable at 94.8% and is forecasted to slightly decline to 93.3% by 2020. Asking rents are projected to increase 3.1% annually over a five year period.  The MSA is expected to have positive absorption in 2016 of 11,318 units.  The annualized five-year forecast for absorption within the MSA projects that 8,451 units will be built and 6,249 units absorbed per annum equating to a 1.4 construction to absorption ratio.

	Largest Employers

	Dallas
	No. of Employees

	Wal-Mart Stores, Inc.
	34,698

	Bank of America Corp.
	20,000

	Carlson Restaurants Worldwide
	19,999

	Texas Health Resources
	19,230

	Baylor Health Care System
	16,850



	Dallas Metro Apartment Statistics (REIS 1Q 2016)

	Vacancy:
	5.2%
	Previous Quarter Vacancy:
	4.9%
	Inventory (units):
	458,835

	Asking Rent:
	$1,004
	Previous Quarter Asking Rent:
	$995
	Absorption (units):
	2,719

	Unemployment:
	3.7%
	Avg. Household Income (2016):
	$149,126 
	Population (2016):
	4,778,110

	
	
	
	
	
	

	As of:
	Feb-16
	Est. Household Income (2020):
	$175,718 
	Est. Population (2020):
	5,257,370
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	The property is located within the Houston MSA.  Houston is the fifth largest MSA and fourth largest city in the United States. Houston is second to New York City in Fortune 500 headquarters.  Historically, the area’s strength was in its global leadership in oil and gas technology; however, decreasing oil prices in 2015 resulted in the loss of thousands of oil-industry jobs in Houston, contributing to softness in submarkets near the Energy Corridor. Despite oil prices dropping, job growth remained positive with a net of 20,700 jobs added in 2015.  Houston’s diversified economy is expected to withstand the stress of low oil prices and will not see a repeat of the 1980s oil shock. The depth of Houston’s diversified economy is showing its strength as job growth in the leisure and hospitality (21,000 jobs), education and healthcare sectors (18,000 jobs), as well as in petrochemical companies, helped offset significant job losses in the upstream energy and manufacturing industries. These sectors are largely tied to the overall U.S. economy and therefore are able to withstand the oil shock. The healthcare sector, with over 5.0% employment growth in 2015, is expected to see significant growth moving forward as a result of the 30-acre, $1.5 billion Texas Medical Center (TMC) expansion in West Houston.  TMC accounts for more than 106,000 jobs in the area (3.6% of the workforce).  As part of this expansion, AT&T recently opened a digital health research digital health and Johnson & Johnson opened a biotech incubator at TMC.  REIS 1Q 2016 expects 25,134 units to be delivered in 2016 with a positive net absorption of 15,736.  Despite the over-supply of units, the Class B/C segment remains strong with an occupancy rate of 95.8%. The population in Houston continues to grow and is ranked the highest in absolute population growth in the nation with an expected 2.6% growth in new household formations over the next two years, absorbing on average, 5,118 units a year.  In the long term, above-average population growth as well as expansion in other sectors will help propel above average gains for the metro area.  Houston’s location near Galveston Bay and its connection to the Gulf of Mexico provide significant trade and export links, lending considerable strength to the local economy. The MSA has an extensive highway system comprised of Texas Highway 99, I-10, US Highway 59, Sam Houston Parkway (Beltway) and Loop – 610, which circles downtown Houston. The George Bush Intercontinental Airport is located 23 miles north of the Houston CBD.  Occupancy within the MSA is 93.8% and is forecasted to decrease to 92.8% by 2020.  Asking rents are projected to increase 3.2% annually over the next five years.  The MSA is expected to have a positive net absorption in 2016 of 15,736 units.  The annualized five-year forecast for absorption within the MSA projects that 8,234 units will be built and 6,112 units absorbed per annum equating to a 1.4 construction to absorption ratio.

	Largest Employers

	Houston
	No. of Employees

	Wal-Mart Stores, Inc.
	28,780

	University of Texas
	22,441

	H-E-B
	20,816

	National Oilwell Varco
	17,000

	Memorial Hermann Healthcare System
	13,847



	Houston Metro Apartment Statistics (REIS 1Q 2016)

	Vacancy:
	6.2%
	Previous Quarter Vacancy:
	5.8%
	Inventory (units):
	539,224

	Asking Rent:
	$971
	Previous Quarter Asking Rent:
	$964
	Absorption (units):
	-60

	Unemployment:
	4.7%
	Avg. Household Income (2016):
	$160,030
	Population (2016):
	6,727,330

	
	
	
	
	
	

	As of:
	Feb-16
	Est. Household Income (2020):
	$184,703 
	Est. Population (2020):
	7,378,530
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	The property is located within the Minneapolis–St. Paul MSA.  The MSA is comprised of 11 counties in Minnesota and two counties in Wisconsin.  Nicknamed the “Twin Cities”, Minneapolis and St. Paul are the two largest cities within the MSA.  Minneapolis–St. Paul is the most populous urban area in the state and has the second largest economy in the Midwest.  The MSA has a diverse economy driven by agriculture, retail, healthcare, technology, and the government.  The area is home to 17 Fortune 500 headquarters, including retail giants Target and Best Buy.  Job seekers moving to the region are producing an increased demand for rentals as employers have created more than 100,000 jobs in the last three years.  Over the past 12 months, job growth was widespread with most major employment sectors contributing.   The growth was led by the education and health services sector, which accounted for nearly a third of the new positions, followed by the leisure and hospitality sector.  Strong demand will keep vacancy in the MSA below 4.0% for the sixth consecutive year in 2016.  One of the MSA’s major attractions, the nation’s largest shopping structure, Mall of America, is in the midst of a large-scale expansion.  Plans include the addition of hotels, office space, restaurants and a water park on the mall’s property.   The entire development’s annual economic impact is expected to reach $4.3 billion when the expansion is complete.  The Minnesota Vikings recently purchased the former Northwest Airlines site in Eagan for a new headquarters and practice facility.  Larger redevelopment efforts for the 200 acres include at least 790 multifamily units, nearly 1 million square feet of office space, up to 160,000 square feet of retail and a hotel with a conference center. Buildout is expected to take 15 years.  I-35 and I-94 are the two major thoroughfares within the MSA.  Metro Transit provides public transportation via bus, light rail, and commuter trains and is one of the largest transit systems in the country.  Air transportation is provided by the Minneapolis-St. Paul International Airport, which serves as the major airline gateway for the upper Midwest.  The Twin Cities is home to an abundance of colleges, universities and professional schools, including the main campus of the University of Minnesota.  Occupancy within the MSA is strong at 96.3% and is forecasted to decline slightly to 95.1% by 2020.  Asking rents within the MSA are projected to increase 3.1% annually over the next five years.  The MSA is expected to have a positive net absorption in 2016 of 1,822 units. The annualized five-year forecast for absorption within the MSA projects that 1,978 units will be built and 1,539 units will be absorbed equating to a 1.3 construction to absorption ratio.

	Largest Employers

	Minneapolis-St. Paul
	No. of Employees

	Target Corporation
	31,035

	Allina Health System
	27,150

	University of Minnesota
	25,680

	HealthPartners
	22,340

	Fairview Health System
	21,000



	Minneapolis-St. Paul Metro Apartment Statistics (REIS 1Q 2016)

	Vacancy:
	3.70%
	Previous Quarter Vacancy:
	3.90%
	Inventory (units):
	167,249

	Asking Rent:
	$1,158 
	Previous Quarter Asking Rent:
	$1,152
	Absorption (units):
	584

	Unemployment:
	3.90%
	Avg. Household Income (2016):
	$139,860
	Population (2016):
	3,562,060

	
	
	
	
	
	

	As of:
	Feb-16
	Est. Household Income (2020):
	$155,590
	Est. Population (2020):
	3,752,010
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	The property is located within the Austin-Round Rock MSA. The MSA is a metropolitan region of nearly 2.0 million people with a highly trained workforce, renowned quality of life, moderate cost environment and vast experience in technology, manufacturing, and research and development. Austin is the State Capital of Texas, and is located roughtly 150 miles northwest of Houston, 190 miles southwest of the Dallas/Fort Worth Metroplex, and 75 miles northeast of San Antonio. Austin has relatively low exposure to the energy industry, so the sharp drop in oil prices that has hurt much of the state has had little discernible effect. Job gains have been broad-based, led by construction, professional services and hospitality. The economic drivers moving forward are expected to be in the fields of information technology, professional services and travel and hospitality. The MSA is home to numerous universities, most notably the University of Texas at Austin (enrollment of over 50,000 students), and Texas State University-San Marcos (enrollment of approximately 38,000 students). I-35 and the Mopac Expressway (Loop 1) are the two major thoroughfares within the MSA. Capital Metro provides bus and metro access to major destinations around the city, as well as Round Rock. Austin-Bergstrom International Airport serves as the principal airport within the MSA. Occupancy within the MSA is 93.7% and is forecast to decline slightly to 92.8% by 2020. Asking rents are projected to increase 2.8% annually over the next five years. The MSA is expected to have positive net absorption in 2016 of 7,099 units. The annualized five-year forecast for absorption within the MSA projects that 3,390 units will be built and 2,724 units absorbed per annum equating to a 1.2 construction to absorption ratio. 

	Largest Employers

	Austin
	No. of Employees

	University of Texas at Austin
	24,183

	Dell, Inc.
	14,000

	Seton Healthcare Network
	12,770

	H-E-B
	10,545

	St. David’s Healthcare
	8,100



	Austin Metro Apartment Statistics (REIS 1Q 2016)

	Vacancy:
	6.30%
	Previous Quarter Vacancy:
	6.10%
	Inventory (units):
	188,491

	Asking Rent:
	$1,092 
	Previous Quarter Asking Rent:
	$1,090 
	Absorption (units):
	1,543

	Unemployment:
	3.1%
	Avg. Household Income (2016):
	$129,048
	Population (2016):
	2,048,540

	
	
	
	
	
	

	As of:
	Feb-16
	Est. Household Income (2020):
	$149,104
	Est. Population (2020):
	2,348,840
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	The property is located within the Kansas City MSA. The MSA is home to a diverse economy encompassing the agricultural, manufacturing, and governmental sectors. There are several Fortune 500 companies headquartered within the MSA, including Sprint Nextel Corporation, H&R Block, and International Assets Holding Corporation. I-70 and I-435 are the two major thoroughfares within the MSA. The MSA also includes Kansas City Airport, which provides flights domestically and internationally. The Kansas City Area Transit Authority offers a convenient and innovative form of mass transit with their “MAX” bus service. The MSA is a cultural center, rich with live blues and jazz music, theatre companies, and distinctive cuisine. Occupancy within the MSA is 96.0% and is forecast to decline slightly to 94.7% in 2020. Asking rents are projected to increase 2.6% annually over the five year period. The MSA is expected to have positive net absorption in 2016 of 2,533 units. The annualized five-year forecast for absorption within the MSA projects that 1,657 units will be built and 1,298 units absorbed per annum, equating to a 1.3 construction to absorption ratio. 

	Largest Employers

	Kansas City
	No. of Employees

	Cerner Corp.
	9,850

	HCA Midwest Health System
	9,394

	Saint Luke’s Health System
	8,914

	Sprint Corp.
	7,500

	Children’s Mercy Hospital & Clinics
	5,905



	Kansas City Metro Apartment Statistics (REIS 1Q 2016)

	Vacancy:
	4.00%
	Previous Quarter Vacancy:
	4.20%
	Inventory (units):
	125,918

	Asking Rent:
	$809 
	Previous Quarter Asking Rent:
	$805 
	Absorption (units):
	265

	Unemployment:
	4.5%
	Avg. Household Income (2016):
	$123,126 
	Population (2016):
	2,086,030

	
	
	
	
	
	

	As of:
	Feb-16
	Est. Household Income (2020):
	$149,461 
	Est. Population (2020):
	2,141,470
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	The property is located within the Omaha MSA. The MSA is a major commercial hub in the Midwest, and is widely regarded as the telecommunications capital of the United States. The MSA has a diversified economy comprised of agriculture, food processing, insurance, healthcare, and education. The MSA is home to several Fortune 500 companies, including ConAgra Foods, Union Pacific Railroad, Mutual of Omaha, and Berkshire Hathaway. Omaha is also home to several universities, including the University of Nebraska at Omaha, Creighton University, Bellevue University, and the University of Nebraska Medical Center. Major thoroughfares within the MSA include interstates I-80, I-480, and I-680. Metro Area Transit provides public transportation throughout Omaha via bus line. Occupancy within the MSA is 96.2% and is forecast to average 94.7% through 2020. Asking rents within the MSA are projected to increase 2.3% annually over the next five years. The MSA is expected to have positive net absorption in 2016 of 1,097 units. The annualized five-year forecast for absorption within the MSA projects that 641 units will be built and 510 units absorbed per annum, equating to a 1.3 construction to absorption ratio.

	Largest Employers

	Omaha
	No. of Employees

	Offutt Air Force Base
	>7,500

	CHI Health
	>7,500

	Nebraska Medical Center
	5,000-7,499

	The Methodist Health System
	5,000-7,499

	First Data Corp.
	2,500-4,999



	Omaha Metro Apartment Statistics (REIS 1Q 2016)

	Vacancy:
	3.80%
	Previous Quarter Vacancy:
	4.10%
	Inventory (units):
	43,107

	Asking Rent:
	$807 
	Previous Quarter Asking Rent:
	$804 
	Absorption (units):
	119

	Unemployment:
	3.6%
	Avg. Household Income (2016):
	$132,665
	Population (2016):
	920,990

	
	
	
	
	
	

	As of:
	Feb-16
	Est. Household Income (2020):
	$152,312
	Est. Population (2020):
	963,790
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	The property is located within the Detroit MSA, the 11th largest metro area in the United States. Detroit is the largest city in Michigan and a major city among the primary cultural, financial, and transportation centers in the Detroit metro area. Detroit and the surrounding region constitutes a major center of commerce and global trade, most notably as home to America's Big Three automobile companies - General Motors, Ford, and Chrysler. Known as the Motor City, Detroit is the traditional automotive center of the world. Although the disruption of the automobile industry caused by the financial crisis was a major setback to the city, profits from domestic automakers are now helping to uplift the area. Firms headquartered in Detroit include Quicken Loans, auto parts maker American Axle & Manufacturing and DTE Energy. Additionally, casino gaming plays an important economic role in the MSA, with casino resort hotels accounting for significant tax revenue along with thousands of new jobs. Detroit is also known as Motown due to a prominent live music scene in the city that dates back to the 1940s. Four major interstate highways surround the city, which include I-75, I-95, I-94 and I-275. Air transportation is provided by the Detroit Metropolitan Wayne County Airport, a primary hub for Delta Air Lines. The Detroit Department of Transportation provides bus service within the city, and the Suburban Mobility Authority for Regional Transportation provides bus service in the outlying suburbs. A 2.9 mile light rail system, named the People Mover, also operates in downtown Detroit. Occupancy within the MSA is 97.5% and is expected to average 97.2% through 2020. The MSA is expected to have positive net absorption in 2016 of 1,654 units.  Asking rents within the MSA are projected to increase 2.3% annually over the next five years. The annualized five-year forecast for the absorption within the MSA projects that 735 units will be built and 566 units will be absorbed, equating to a 1.3 construction to absorption ratio.
	
	Largest Employers

	Detroit
	No. of Employees

	Ford Motor Company
	43,977

	Chrysler Group LLC
	32,106

	General Motors Corp.
	30,570

	Henry Ford Health Center
	17,492

	CHE Trinity Health
	14,341



	Detroit Metro Apartment Statistics (REIS 1Q 2016)

	Vacancy:
	2.50%
	Previous Quarter Vacancy:
	2.60%
	Inventory (units):
	214,965

	Asking Rent:
	$930 
	Previous Quarter Asking Rent:
	$924
	Absorption (units):
	314

	Unemployment:
	5.4%
	Avg. Household Income (2016):
	$120,231
	Population (2016):
	4,456,060

	
	
	
	
	
	

	As of:
	Feb-16
	Est. Household Income (2020):
	$149,492
	Est. Population (2020):
	4,478,420
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	The property is located in the city of San Antonio, Bexar County, within the San Antonio MSA. The MSA is located in the south central portion of Texas, 140 miles northwest of the Gulf of Mexico, 80 miles south of Austin, and 200 miles west of Houston. San Antonio is the second-largest city in Texas.  Its economy is driven by dynamic oil and natural gas industry, diverse manufacturing, financial services, and a proliferating biomedical/biotechnology industry. The city’s financial services industry employs approximately 86,000 workers having grown nearly 30% since the recession. San Antonio is home to five Fortune 500 companies including Valero Energy Corp, Tesoro Petroleum Corp., USAA, Clear Channel Communications, and NuStar Energy and numerous corporate headquarters including HEB Grocery and USAA Insurance. San Antonio has attained the reputation of being a leader in the health care field largely due to the South Texas Medical Center which serves as a major healthcare hub with strong medical research and training programs. The Center consists of forty-five medically related institutions, separate medical, dental and nursing schools, fiver higher education instructions, twelve hospitals and five specialty instructions, spanning 900 acres and employing over 25,000 people. The region is also home to a large concentration of military facilities, including Fort Sam Houston, Lackland Air Force Base, Randolph Air Force Base, and others, providing employment to over 89,000 individuals. The tourism industry in San Antonio area attracts millions of visitors and employs over 90,000 people every year; major attractions include the Riverwalk, The Pearl Brewery, Fiesta Texas Six Flags and Sea World. The city is home to numerous public and private universities, the largest being University of Texas at San Antonio, which has grown significantly in recent years, to over 28,000 students and the eight-largest university in Texas.  Occupancy within the MSA is 93.3% and is forecast to average 93.2% through 2020. Asking rents within the MSA are projected to increase annually 2.9% over the next five years. The MSA is expected to have positive absorption of 4,057 units in 2016. The five-year forecast for absorption within the MSA projects that 2,081 units will be built and 1,785 units will be absorbed per annum, equating to a 1.2 construction to absorption ratio.

	Largest Employers

	San Antonio
	No. of Employees

	Lackland AFB
	37,097

	Fort Sam Houston
	32,000

	H-E-B
	20,000

	USAA
	17,000

	Randolph Air Force Base
	11,068



	San Antonio Metro Apartment Statistics (REIS 1Q 2016)

	Vacancy:
	6.70%
	Previous Quarter Vacancy:
	6.10%
	Inventory (units):
	166,409

	Asking Rent:
	$848 
	Previous Quarter Asking Rent:
	$844
	Absorption (units):
	274

	Unemployment:
	3.50%
	Avg. Household Income (2016):
	$121,321
	Population (2016):
	2,403,470

	
	
	
	
	
	

	As of:
	Jan-16
	Est. Household Income (2020):
	$136,742
	Est. Population (2020):
	2,606,690
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	The property is located within the Denver MSA. The MSA offers world-class skiing, hiking, mountain biking and other outdoor activities. Denver’s economy is comprised of federal agencies, high-tech, financial, educational, tourism and distribution services. The MSA is comprised of interstates I-25, I-70 and I-76. The Regional Transportation District (RTD) provides public transportation within the MSA via bus and light rail service. The RTD recently opened the University of Colorado A Line, which is a 23-mile commuter rail line that runs from Union Station to Denver International Airport.  Denver International Airport, serves as the primary airport within the MSA. Major industry sectors include aerospace, broadcast and telecommunications, healthcare & wellness, financial services, bioscience, energy and IT-software. Denver’s Office of Economic Development (OED) reported the creation of 4,164 new jobs, $304M in capital investments, and 628 affordable housing units added in 2015. United Airlines selected Denver as its consolidated flight training center, bringing approximately 250 additional high-paying jobs, plus more than $40 million in upgrades to its current Stapleton facilities. Other major business expansion in 2015 includes Gusto, bringing 100 full-time positions to the city’s downtown and plans to add an addition a1,00 jobs within a few years; KPMG opening its first of several “Ignition Center’s” bringing 125 jobs; Comcast opening a new technology hub in LoDo, employing 600; Transamerica establishing a new downtown office adding an additional 200 employees to its already 400 strong workforce; and Sunrun selecting Denver as an expansion city, which will bring 800+ jobs over the next five years. Occupancy within the MSA is 95.1% and is forecast to average 94.3% through 2020. Asking rents are projected to increase 3.1% annually over a five-year period. The MSA is expected to have positive net absorption of 4,793 units in 2015. The annualized five-year forecast for absorption within the MSA projects that 3,381 units will be built and 2,748 units absorbed equating to a 1.2 construction to absorption ratio.

	Largest Employers

	Denver
	No. of Employees

	HealthONE
	8,360

	CenturyLink
	6,500

	Exempla Healthcare
	6,030

	University of Colorado Hospital
	5,750

	Children’s Hospital 
	5,650



	Denver Metro Apartment Statistics (REIS 1Q 2016)

	Vacancy:
	4.90%
	Previous Quarter Vacancy:
	4.40%
	Inventory (units):
	194,634

	Asking Rent:
	$1,169
	Previous Quarter Asking Rent:
	$1165
	Absorption (units):
	351

	Unemployment:
	3.10%
	Avg. Household Income (2016):
	$142,446
	Population (2016):
	2,840,720

	
	
	
	
	
	

	As of:
	Jan-16
	Est. Household Income (2020):
	$168,953
	Est. Population (2020):
	3,030,290
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	The property is located within the Los Angeles MSA. Los Angeles is the second largest MSA in the United States and has a diverse economy comprised of business, international trade, entertainment, fashion design, media, science, and technology. Los Angeles is one of the largest manufacturing centers in the United States, and has the largest ports in North America – The ports of Los Angeles and Long Beach. Major freeways include the Santa Monica Freeway (I-10), Hollywood (US Highway 101), Pasadena (I-110), and Golden State (I-5) all serving Central Los Angeles. The city is home to six Fortune 500 companies and features three of the six major film studios within its city limits. The Los Angeles County Metropolitan Transportation Authority provides public transportation via bus lines, subway and light rail services throughout the area. The Los Angeles International Airport (LAX) is the world’s sixth busiest airport and the third busiest in the United States. Per the Census Bureau, the Los Angeles MSA has a 49.8% homeownership rate, with the average home valued above $450,000. Occupancy within the market remains strong at 96.8% and is forecast to average 96.1% through 2020.  Asking rents are projected to increase 2.6% annually over a five-year period. The MSA is expected to have positive absorption of 6,995 units in 2016. The annualized five-year forecast for absorption within the MSA projects that 5,594 units will be built and 3,886 units absorbed equating to a 1.4 construction to absorption ratio. 

	Largest Employers

	Los Angeles
	No. of Employees

	Kaiser Permanente
	35,991

	University of California Los Angeles
	31,889

	Northrop Grumman Corp.
	17,000

	Target Corp.
	15,000

	Providence Health Systems
	15,000



	Los Angeles Metro Apartment Statistics (REIS 1Q 2016)

	Vacancy:
	3.20%
	Previous Quarter Vacancy:
	3.30%
	Inventory (units):
	782,597

	Asking Rent:
	$1,630
	Previous Quarter Asking Rent:
	$1,623
	Absorption (units):
	748

	Unemployment:
	5.20%
	Avg. Household Income (2016):
	$162,120
	Population (2016):
	10,222,000

	
	
	
	
	
	

	As of:
	Jan-16
	Est. Household Income (2020):
	$198,473 
	Est. Population (2020):
	10,553,120
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	The property is located within the Phoenix-Mesa MSA. Phoenix is the capital and largest city located in Arizona. Phoenix has a diverse economy, comprised of manufacturing, professional services and industrial companies. Phoenix metro area had the 4th largest number increase in population gain for the US in 2015. Phoenix finished out 2015 on a high note, finally recovering all jobs that were lost during the recession; year-over-year growth in payroll employment has outpaced that in the rest of the state for the majority of the recovery. Pet Smart, US Airways Group and U-Haul all have headquarters within the MSA. Apple is taking over operations of a Mesa-based plant, investing $2 billion over the next decade to transform the facility into a cloud-computing command center. Phoenix Children’s Hospital broke ground in December 2015 on a $60M project that will include a $40M emergency department and Level 1 pediatric trauma center. The center will accommodate 100,000 patients, up from PCH’s existing capacity of 22,000; expected completion is late 2017. Valley Metro provides public transportation throughout the MSA via trains, buses and a recently completed 20-mile light rail project called METRO. The Phoenix Sky Harbor International Airport is the ninth busiest airport in the United States and provides flights to destinations domestically and internationally. In 2010, nearly 10,000 apartment units were absorbed; this was a result of sales velocity within the single family sector being at its lowest in 14 years. Occupancy within the MSA is stable at 95.0% and to average 94.8% through 2020. Asking rents are projected to increase 3.3% annually over a five-year period. The MSA is expected to have positive absorption of 6,935 units in 2016. The annualized five-year forecast for absorption within the MSA projects that 3,747 units will be built and 3,245 units absorbed equating to a 1.2 construction to absorption ratio.

	Largest Employers

	Phoenix
	No. of Employees

	Wal-Mart Stores, Inc.
	32,169

	Banner Health System
	25,270

	Wells Fargo
	14,713

	Arizona State University
	12,222

	Intel Corp.
	11,900



	Phoenix Metro Apartment Statistics (REIS 1Q 2016)

	Vacancy:
	5.00%
	Previous Quarter Vacancy:
	4.70%
	Inventory (units):
	273,267

	Asking Rent:
	$892
	Previous Quarter Asking Rent:
	$881
	Absorption (units):
	1,979

	Unemployment:
	4.50%
	Avg. Household Income (2016):
	$109,515 
	Population (2016):
	4,680,580

	
	
	
	
	
	

	As of:
	Jan-16
	Est. Household Income (2020):
	$126,342
	Est. Population (2020):
	5,230,570
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	The property is located within the Seattle MSA. Seattle is the largest city in both the state of Washington and the Pacific Northwest region of the US and the 15th largest in the US. The city is home to Fortune 500 companies such as Amazon, Microsoft, Starbucks and Costco. Amazon is relocating the company’s headquarters to downtown Seattle, covering three square blocks and includes three towers providing 65,000 square feet of interior office space; construction is not set to break ground until 2017. The MSA has been at the forefront of Green Initiatives, which resulted in the US government awarding Seattle $20 million as part of the energy efficiency and conservation block grant in 2010. As part of the Clean and Green Seattle Initiative, the city is promoting the greening and beautification of neighborhood business districts by offering grants and resources for greening projects, increasing efforts to promote trees and greenery and encourage green development. The cities “Built Green residential buildings” have increased by 40% since 2009-2013 and LEED rated commercial buildings have increased by 179% over the same time period. King County Metro, Sound Transit and Washington State Ferries provide public transportation within the MSA via bus service, light rail and ferry. The Seattle Tacoma International Airport (SEATAC) is located 16 miles south of downtown Seattle and is the primary air transportation hub for the state of Washington. Effective 4/1/2015, Seattle became one of the first cities to increase the minimum wage to $15/hour. Occupancy within the MSA is stable at 94.3% and forecast decline to 92.9% by 2020. Asking rents are projected to increase 4.1% annually over a five-year period. The MSA is expected to have positive absorption of 1,063 in 2016. The annualized five-year forecast for absorption within the MSA projects that 5,589 units will be built and 4,458 units absorbed equating to a 1.3 construction to absorption ratio.

	Largest Employers

	Seattle
	No. of Employees

	The Boeing Company
	77,600

	Microsoft Corporation
	41,700

	University of Washington
	30,200

	Amazon
	20,000

	Providence Health & Services
	19,456



	Seattle Metro Apartment Statistics (REIS 1Q 2016)

	Vacancy:
	5.70%
	Previous Quarter Vacancy:
	5.40%
	Inventory (units):
	218,953

	Asking Rent:
	$1,389
	Previous Quarter Asking Rent:
	$1,373
	Absorption (units):
	1,063

	Unemployment:
	5.30%
	Avg. Household Income (2016):
	$164,211 
	Population (2016):
	2,919,000

	
	
	
	
	
	

	As of:
	Jan-16
	Est. Household Income (2020):
	$206,041
	Est. Population (2020):
	3,101,560
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	The property is located within the San Diego MSA. The MSA is the second largest in California. San Diego’s economy is driven by high-tech manufacturing, tourism, telecommunication, biotechnology, retail, and defense spending. The San Diego Zoo, Legoland Family Amusement Park, and Sea World are amongst the most popular attractions within the MSA. The MSA has the highest concentration of military personnel in the United States, including Marine Corps Base Camp Pendleton, Naval Base San Diego and Navy Base Coronado. Naval Base San Diego is the Navy’s largest base on the west coast with a total on-base population of over 26,000. San Diego is served by numerous state and interstate highways including I-5, I-8, and I-15. Public transportation in the MSA is provided by trolley, bus, and Amtrak rail. The San Diego International Airport, also known as Lindbergh International Airport, serves the MSA. Occupancy within the MSA remains strong at 97.1% and is forecast to slightly decline over the next five years to 96.8% in 2020. Asking rents are forecast to increase on average 3.4% over the same time period. The MSA is expected to have positive absorption of 2,285 units in 2016. The annualized five-year forecast for absorption within the MSA projects that 1,369 units will be built and 1,239 units absorbed equating to 1.1 construction to absorption ratio.

	Largest Employers

	San Diego
	No. of Employees

	Marine Corps Base Camp Pendleton
	43,331

	University of California, San Diego
	29,287

	Naval Base (incl. North Island NAS)
	23,985

	Naval Base San Diego
	22,092

	Sharp HealthCare
	16,896



	San Diego Metro Apartment Statistics (REIS 1Q 2016)

	Vacancy:
	2.90%
	Previous Quarter Vacancy:
	3.0%
	Inventory (units):
	187,826

	Asking Rent:
	$1,595
	Previous Quarter Asking Rent:
	$1,592
	Absorption (units):
	363

	Unemployment:
	4.7%
	Avg. Household Income (2015):
	$157,505 
	Population (2015):
	3,332,990

	
	
	
	
	
	

	As of:
	Feb-16
	Est. Household Income (2020):
	$190,500 
	Est. Population (2020):
	3,508,560
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	The property is located within the San Francisco MSA. San Francisco is a popular international tourist destination, known for its famous landmarks including the Golden Gate Bridge, cable cars, Chinatown and its close proximity to Napa Valley. The MSA is the financial, cultural and transportation center of the Bay Area. San Francisco is also known for Silicon Valley, the capital of the technology industry and home to many of the world’s largest technology companies, including Uber, LinkedIn, Yelp, Google, and Twitter. San Francisco possesses a young, highly educated, and well compensated cohort and its booming economy added 41,100 (4.0%) jobs from March 2015 to March 2016.The MSA, however, still faces a shortage of tech workers and places to house them. Limited land, strict regulations and scores of San Francisco natives increasingly priced out of home and apartment ownership, creates a difficult line for regulators and developers to navigate. Per the Census Bureau, the median existing one-family home sales price was $1,042,500, more than four times the national average of $222,700, and are poised to continue to increase. The Golden Gate Bridge, Bay Bridge, and numerous interstates such as I-80, I-580 and I-680 provide access to neighboring regions. The MSA is served primarily by the San Francisco International Airport, the Oakland International Airport and the San Jose Airport.  Occupancy remains strong within the multifamily market at 95.4% and is forecasted to slightly decline to 95.0% in 2020. Asking rents are projected to increase 4.2% annually over the same time frame. The MSA is expected to have positive absorption of 4,973 units in 2016. The annualized five-year forecast for absorption within the MSA projects that 3,000 units will be built and 2,662 units absorbed equating to a 1.1 construction to absorption ratio.

	Largest Employers

	San Francisco
	No. of Employees

	University of California, San Francisco
	22,664

	Stanford University
	12,973

	University of San Francisco
	9,784

	Genetech, Inc.
	8,800

	California Pacific Medical Center
	8,559




	San Francisco Metro Apartment Statistics (REIS 1Q 2016)

	Vacancy:
	4.6%
	Previous Quarter Vacancy:
	4.3%
	Inventory (units):
	144,418

	Asking Rent:
	$2,570
	Previous Quarter Asking Rent:
	$2,558
	Absorption (units):
	461

	Unemployment:
	3.8%
	Avg. Household Income (2015):
	$253,630 
	Population (2015):
	1,905,210

	
	
	
	
	
	

	As of:
	Feb-16
	Est. Household Income (2020):
	$337,555 
	Est. Population (2020):
	1,989,360
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	The property is located within the Orange County MSA. The MSA lies along 42 miles of the Southern California coast between Los Angeles and San Diego Counties. Orange County is the second most populous county in California behind Los Angeles. The MSA, hit hard by the Great Recession, recently returned to pre-recession levels, with unemployment down to 4.0% as of March 2016. Growth has strengthened across the MSA’s diverse industry base, with Education and Health Services, Professional and Business Services, and Construction leading the way. Other major employment sectors include tourism and technology. Tourism is led by the Disneyland Resort's Magic Kingdom Park, which is the second most visited theme park in the country. The county is home to five Fortune 500 companies, which include Ingram Micro, Broadcom, Western Digital, Allergan and Pacific Life. International companies with regional headquarters include Mazda, Toshiba, Samsung, Kia Motors, and Mitsubishi. The Pacific Ocean is a major tourist attraction, thus properties in proximity to the coast are in strong demand. Major highways include the Santa Ana Freeway (I-5), the San Diego Freeway (I-405), and the San Gabriel River Freeway (I-605). Three of the Metrolink’s commuter rail lines run through Orange County. The main airport serving the MSA is the John Wayne Orange County Airport. The Orange County Transit District provides municipal bus service. Occupancy within the MSA is 96.7% and is forecast to slightly decrease to 96.1% in 2020. Asking rents within the MSA are projected to increase 2.9% annually over the next five years. The MSA is expected to have positive absorption of 2,413 units in 2016. The annualized five-year forecast for absorption within the MSA projects that 1,924 units will be built and 1,510  absorbed, equating to a 1.3 construction to absorption ratio.

	Largest Employers

	Orange County
	No. of Employees

	Walt Disney Corporation
	27,000

	University of California, Irvine
	22,385

	St. Joseph Health System
	12,227

	Kaiser Permanente
	7,000

	Boeing Corporation
	6,890



	Orange County Metro Apartment Statistics (REIS 1Q 2016)

	Vacancy:
	3.3%
	Previous Quarter Vacancy:
	3.1%
	Inventory (units):
	214,900

	Asking Rent:
	$1,753
	Previous Quarter Asking Rent:
	$1,751
	Absorption (units):
	287

	Unemployment:
	4.0%
	Avg. Household Income (2015):
	$181,550
	Population (2015):
	3,195,360

	
	
	
	
	
	

	As of:
	Feb-16
	Est. Household Income (2020):
	$216,138 
	Est. Population (2020):
	3,334,520
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	The property is located within the San Bernardino/Riverside MSA. The MSA offers a great deal of open land and affordable housing for migrants from nearby Los Angeles and Orange County. The open and inexpensive land, coupled with proximity to Los Angeles’ major ports, and the confluence of major highways and railways, has also turned this MSA into a major shipping hub. Total nonfarm employment increased by 45,400 jobs (3.4%) between March 2015 and March 2016.  Leading the way in this growth was the trade, transportation, and utilities sector with 14,800 added jobs over that same period. Major freeways in the MSA include I-10, I-215, and the recently completed Foothill Freeway (SR 210). The Southern California Regional Rail Authority (SCRRA) offers commuter rail service to the area along the Metrolink, in addition to several bus lines throughout the MSA. Three major airports serve the MSA: Ontario International Airport, Palm Springs International Airport, and San Bernardino International Airport. Occupancy within the MSA is 97.2% and is expected to slightly increase to 97.7% over the next five years, while asking rents are projected to increase 3.0% annually over the next five years. The MSA is expected to have positive absorption of 883 units in 2016. The annualized five-year forecast for absorption within the MSA projects that 465 units will be built and 586 units absorbed equating to a 0.8 construction to absorption ratio.

	Largest Employers

	San Bernardino/Riverside
	No. of Employees

	Stater Brothers Markets
	18,000

	Arrowhead Regional Medical Center
	18,000

	U.S. Marine Corps. Air Ground Combat Center
	16,266

	Fort Irwin
	13,805

	Wal-Mart Stores, Inc.
	12,263



	San Bernardino/Riverside Metro Apartment Statistics (REIS 1Q 2016)

	Vacancy:
	2.8%
	Previous Quarter Vacancy:
	2.8%
	Inventory (units):
	135,101

	Asking Rent:
	$1,193 
	Previous Quarter Asking Rent:
	$1,190 
	Absorption (units):
	313

	Unemployment:
	5.8%
	Avg. Household Income (2015):
	$117,161
	Population (2015):
	4,538,870

	
	
	
	
	
	

	As of:
	Feb-16
	Est. Household Income (2020):
	$130,495 
	Est. Population (2020):
	4,782,530
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	The property is located within the Portland MSA. Portland is ranked among the world’s ten “greenest” cities and is often awarded the “Greenest City in America.” Portland is one of the West’s best-performing metro areas. Portland, along with Salt Lake City, UT, and Chandler, AZ, are collectively referred to as “Silicon Slopes.” This is due to the growth of their technology industries as an offshoot of Silicon Valley. The Portland economy also supports a number of different industries including high-tech manufacturing and support, shipping, and steel. The economy extended its lead over the nation since 2015, propelled by strong growth in manufacturing, healthcare and professional services. Demand from Portland’s office market has driven vacancies to historic lows, and  developers are slated to deliver over 370,000 square feet of office space to the market by year end 2016. As new space comes online, tech tenants will have an opportunity to secure large blocks of space in the newest, most amenity-rich buildings. Portland’s high amenity lifestyle, relatively low cost of business, and concentration of creative and educated workers make the city highly desirable for expanding tech companies. Portland’s year-over-year office employment grew at a rate of 3.1 percent, significantly greater than the US rate of 2.0 percent. Portland’s office employment gains were led by professional and business services, which is up 8,600 jobs, a growth rate of 4.9 percent. Major freeways in the MSA include I-405, I-5, and I-205. TriMet provides public transportation within the MSA via buses and the MAX light rail system. Portland’s housing market will benefit from above-average income growth over the next two years. Many newly created jobs are in industries with high pay, giving renters and homeowners looking to trade up more economic freedom. Occupancy within the market is 95.1% and is projected to decline to 93.2% by 2020. Asking rents are projected to increase by 2.2% annually over a five-year period. The MSA is expected to have positive absorption of 480 units in 2016. The annualized five-year forecast for absorption within the MSA projects that 2,036 munits will be built and 1,397 units absorbed, equating to a 1.5 construction to absorption ratio.

	Largest Employers

	Portland
	No. of Employees

	Intel Corporation
	17,500

	Providence Health Systems
	15,239

	Oregon Health & Science University
	14,616

	Kaiser Permanente
	11,881

	Legacy Health System
	10,436



	Portland Metro Apartment Statistics (REIS 1Q 2016)

	Vacancy:
	4.9%
	Previous Quarter Vacancy:
	4.7%
	Inventory (units):
	117.686

	Asking Rent:
	$1,084 
	Previous Quarter Asking Rent:
	$1,076
	Absorption (units):
	480

	Unemployment:
	4.9%
	Avg. Household Income (2016):
	$120,641
	Population (2016):
	2,408,810

	
	
	
	
	
	

	As of:
	Feb-16
	Est. Household Income (2020):
	$151,251 
	Est. Population (2020):
	2,546,420
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	The property is located within the Las Vegas MSA. Las Vegas offers world-class gaming, shopping, fine dining and entertainment, and is often referred to as the “Entertainment Capital of the World.” 
Leisure/hospitality employs about one-third of LAS workers but has accounted for just one-quarter of the jobs created over the past year; tourism will help drive industry growth in 2016. Las Vegas visitation through March 2016 is 3.5% higher than this time last year, suggesting that the city likely set another visitor volume record in 2016. Las Vegas-Henderson-Paradise’s economy is primed to accelerate, as job growth in 2016 is forecast to again exceed that of the West and the nation. An influx of new residents and visitors will support housing and consumer industries, while investment and hiring outside of the travel industry will help improve economic diversity. In the Long term, unmatched tourism and appeal as an affordable place to live will help LAS sustain its economic growth. The growing economy, along with favorable demographic trends, are intensifying demand for metro apartments, resulting in reduced vacancies and increased rents. The LAS workforce will expand by 2.5 percent this year through the creation of 23,000 jobs; similarly, employers expanded payrolls by 2.4 percent in 2015, led by gains in education and health services. Two major freeways serve the MSA and intersect in downtown Las Vegas, I-15 and I-515. RTC Transit provides public transportation throughout the MSA via numerous bus routes while the Las Vegas Monorail Company operates a monorail that serves the Las Vegas Strip. McCarran International Airport provides domestic and international service to the MSA. Occupancy within the MSA is 95.8% and is expected to slightly decrease to 95.2% over the next 5 years. Asking rents are projected to increase on average by 3.0% annually over the next five years. The MSA is expected to have positive net absorption of 857 units in 2016. The annualized five-year forecast for absorption within the MSA projects that 1,227 units will be built and 1,178 units absorbed, equating to a 1.0 construction to absorption ratio.

	Largest Employers

	Las Vegas
	No. of Employees

	Station Casinos Inc.
	13,499

	Nellis Air Force Base
	12,499

	Boyd Gaming Corp.
	9,499

	Las Vegas Sands Corp.
	8,999

	Wynn Las Vegas LLC
	8,499



	Las Vegas Metro Apartment Statistics (REIS 1Q 2016)

	Vacancy:
	4.2%
	Previous Quarter Vacancy:
	4.8%
	Inventory (units):
	139,453

	Asking Rent:
	$918
	Previous Quarter Asking Rent:
	$911
	Absorption (units):
	857

	Unemployment:
	5.6%
	Avg. Household Income (2016):
	$110,674
	Population (2016):
	2,153,410

	
	
	
	
	
	

	As of:
	Feb-16
	Est. Household Income (2020):
	$124,436 
	Est. Population (2020):
	2,435,170
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	The property is located within the Salt Lake City MSA. Salt Lake City is the state capital of Utah as well as the largest city in the four-county Wasatch Front metropolitan area. Salt Lake City, along with Portland, OR, and Chandler, AZ, are collectively referred to as “Silicon Slopes.” This is due to the growth of their technology industries under the umbrella of Silicon Valley. The tech expansion has spilled over to manufacturing, where medical devices are contributing to outstanding growth. Medical device manufacturers have increased their presence in the metro area over the past decade as local companies have pioneered the next generation of medical technologies. As a result, payroll employment has risen nearly twice as fast as the national average over the past year; private services have led the way, with high-tech jobs accounting for nearly one-third of said gains. Goods-producing industries are also supporting growth, with manufacturing accounting for most the net new jobs. Exceptional payroll gains have contributed to robust wage growth over the past year. Higher incomes are lifting home sales, which are rising at an above-average rate. Major highways in the MSA include I-15 and I-80. The I-215 belt route and the Bangerter Highway provide additional freeway access throughout the Salt Lake Valley. The area is served by the nearby Salt Lake International Airport. Utah Transit Authority (UTA) also provides mass transit, which includes bus, light and commuter rail systems. Occupancy within the MSA is 95.7% and is expected to decrease slightly to 94.8% over the next five years. Asking rents in the MSA are forecast to increase 2.5% annually over a five-year period. The MSA is expected to have positive net absorption of 522 units in 2016. The annualized five-year forecast for absorption within the MSA projects that 1,271 units will be built and 956 units absorbed, equating to a 1.3 construction to absorption ratio.

	Largest Employers

	Salt Lake City
	No. of Employees

	Intermountain Health Care Inc.
	25,900

	University of Utah
	14,999

	World Financial Capital Bank
	7,392

	Comenity Capital Bank
	7,392

	Smith’s Food and Drug
	6,625



	Salt Lake City Metro Apartment Statistics (REIS 1Q 2016)

	Vacancy:
	4.3%
	Previous Quarter Vacancy:
	3.9%
	Inventory (units):
	87,109

	Asking Rent:
	$873
	Previous Quarter Asking Rent:
	$869
	Absorption (units):
	522

	Unemployment:
	3.6%
	Avg. Household Income (2016):
	$129,972
	Population (2016):
	1,821,820

	
	
	
	
	
	

	As of:
	Feb-16
	Est. Household Income (2020):
	$159,694
	Est. Population (2020):
	1,943,000
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	The property is located within the San Jose MSA.  The city of San Jose is known as the "Capital of Silicon Valley" due to the large concentration of technology companies therein. Titans such as Google, Facebook and Apple continue to vie for dominance, competing fiercely to acquire precious real estate and upstart tech companies by channeling billions into research and development in areas such as artificial intelligence, data center capacity for cloud computing services, and superfast broadband service. Spillover growth from tech expansion will help consumer-oriented services outperform. The quality of job creation in San Jose is among the highest in the nation. Robust local growth will motivate organizations to hire 44,000 workers this year, a 4.1 percent expansion. During the last four quarters, 42,500 employees were added to payrolls. The MSA is primarily served by Norman Y. Mineta San Jose International Airport and by Interstates 880 and 680, as well as Highway 101, which provides access to neighboring regions. Occupancy remains strong within the multifamily market, at 96.2%, and is expected to slightly decrease to 95.5% over a five year period; asking rents are projected to increase 2.9% annually over the same period. The MSA is expected to have positive absorption in 2016 of 432 units. The five-year completion and absorption forecast, projects that 2,456 units will be built and 2,194 units absorbed per annum equating to a 1.1 construction to absorption ratio.


	Largest Employers

	San Jose, CA
	No. of Employees

	Google Inc.
	20,000

	Apple Inc.
	19,000

	Cisco Systems Inc.
	14,488

	Stanford University
	13,387

	Kaiser Permanente
	12,500



	San Jose Metro Apartment Statistics (REIS 1Q 2016)

	Vacancy:
	3.8%
	Previous Quarter Vacancy:
	3.8%
	Inventory (units):
	120,604

	Asking Rent:
	$2,092 
	Previous Quarter Asking Rent:
	$2,082
	Absorption (units):
	432

	Unemployment:
		3.8%
	Avg. Household Income (2016):
	$251,057
	Population (2016):
	1,987,990

	
	
	
	
	
	

	As of:
	Feb-16
	Est. Household Income (2020):
	$319,351
	Est. Population (2020):
	2,086,530
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Brief/ Approval Loan Brief/ Sections of Presentation/ Document Category: Brief, Section Name: Overview
	Cash-In Refi

Seller name funded and Freddie Mac purchased a $______ ($_____/unit) __-year loan secured by a first lien on property name, a ___-unit, [include if applicable: Student, Rent Restricted, LIHTC, Section 8, Age Restricted, etc.], style apartment complex located in city, state. The borrower purchased/developed the property in year for $_____ ($_____/unit) and the loan refinanced existing debt of $______. The borrower contributed $______ as part of this transaction and has $______ cash equity remaining in the deal (___% of the total cost basis). 

Cash-Out Refi

Seller name funded and Freddie Mac purchased a $______ ($_____/unit) __-year loan secured by a first lien on property name, a ___-unit, [include if applicable: Student, Rent Restricted, LIHTC, Section 8, Age Restricted, etc], style apartment complex located in city, state. The borrower purchased/developed the property in year for $_____ ($_____/unit) and the loan refinanced existing debt of $______. The borrower cashed out $______ as part of this transaction and has $______ cash equity remaining in the deal (___% of the total cost basis). 

Acquisition

Seller name funded and Freddie Mac purchased a $______ ($_____/unit) __-year loan secured by a first lien on property name, a ___-unit, [include if applicable: Student, Rent Restricted, LIHTC, Section 8, Age Restricted, etc], style apartment complex located in city, state. The loan facilitated the acquisition of the property at a purchase price of $______ in (month and year) and the borrower contributed $______ of cash equity at the time of closing, equating to a ___% LTPP. 

Partnership Buyout (Refinance/No Title Change)

Seller name funded and Freddie Mac purchased a $______ ($_____/unit) __-year loan secured by a first lien on property name, a ___-unit, [include if applicable: Student, Rent Restricted, LIHTC, Section 8, Age Restricted, etc], style apartment complex located in city, state. The loan facilitated the refinance of existing debt and an ownership buy out of [Sponsor Name], a former equity partner. The agreed upon consideration for the buyout was $_______, and the borrower has $_____net equity remaining in the transaction. Note the ownership percentage of the former sponsor if available. If a new equity partner was brought in to replace the former, note the name of the new sponsor.


Partnership Buyout (Acquisition/Title Change)

Seller name funded and Freddie Mac purchased a $______ ($_____/unit) __-year loan secured by a first lien on property name, a ___-unit, [include if applicable: Student, Rent Restricted, LIHTC, Section 8, Age Restricted, etc], style apartment complex located in city, state. The loan facilitated an ownership buy out of [Sponsor Name], a former equity partner, and title was transferred to a new borrowing entity. The agreed upon purchase price for the buyout was $_______, and the borrower contributed $_____ to the transaction. Note the ownership percentage of the former sponsor if available. Confirm whether the purchase was considered arm’s length and if a new equity partner was brought in to replace the former, note the name of the new sponsor.



Common Sponsorship

The property is one of #-[cross-collateralized] properties sponsored by ______, with a combined loan amount of $______.  The properties have a total of ____ apartment units. (Student Properties: The properties have a total of ____ student housing units and ____ beds.)

Note: Address any unusual facts surrounding the transaction such as distressed sale, note purchase, partnership buyout, large discrepancy between purchase price and appraised value.


	Escrow/
Reserve Requirement  Footnotes
	Capped Escrows

In the event the escrow account falls below the capped threshold, an ongoing monthly deposit will be instated until the escrow account is equal to or greater than the requirement.


Springing Escrows

· Tax escrow springs upon default, transfer or failure to pay taxes.
· Insurance escrow springs upon default, transfer or failure to maintain adequate insurance.
· Replacement reserve escrow springs upon default, transfer or failure to maintain the property.
· The borrower made an initial deposit of $___ into the Reserves for Replacement escrow to reduce the annual deposit from $___/unit/year as recommended by the PCA to $___/unit/year.
· The engineer identified immediate repairs, which include list immediate repairs per the Property Condition Assessment (PCA) ($). Per the Multifamily Loan and Security Agreement dated __/__/__, the repairs must be completed within __ days of closing. The repairs were escrowed at ___%. Per the Borrower Certification of Completion dated __/__/__, __ repairs are completed.
· Explain all “Other Escrows” What was it structured for? Disbursement and release terms? How was it calculated?
· Floating Rate: Other Reserves includes the monthly deposit made to the interest rate cap escrow for the purchase of a replacement cap at the maturity of the initial ___- year term. The escrow deposit will be recalculated annually/semi-annually based on the lender’s estimation of the cost of the replacement interest rate cap. Funds are escrowed at 100%/125% of the estimated cost. The replacement cap provider is subject to lender approval.
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Floating Rate Supplemental Footnotes
	Misc. Escrows

· The borrower made an initial deposit of $___ into the Reserves for Replacement escrow to reduce the annual deposit from $___/unit/year as recommended by the PCA to $___/unit/year.
· Explain all “Other Escrows” What was it structured for? Disbursement and release terms? How was it calculated?
· Floating Rate: Other Reserves includes the monthly deposit made to the interest rate cap escrow for the purchase of a replacement cap at the maturity of the initial ___- year term. The escrow deposit will be recalculated annually/semi-annually based on the lender’s estimation of the cost of the replacement interest rate cap. Funds are escrowed at 100%/125% of the estimated cost. The replacement cap provider is subject to lender approval.




(1) The loan is eligible for future supplemental financing exclusively from Freddie Mac one-year after origination of the first mortgage. Conditions for such financing include, but are not limited to: (i) maximum combined LTV of __._%, (ii) minimum combined DSCR of _.__x (amortizing), (iii) subject to a pre-approved intercreditor agreement and (iv) certain other conditions as described in the related mortgage loan documents. 


(1) The maturity balance is calculated based on 1-month estimated LIBOR of 0.200% plus the margin.
(2) The interest rate is composed of an estimated 1-month LIBOR of 0.200% plus the margin. 
(3) The loan is eligible for future supplemental financing exclusively from Freddie Mac one-year after origination of the first mortgage. Conditions for such financing include, but are not limited to: (i) maximum combined LTV of ___%, (ii) minimum combined DSCR of _.__x (based on amortizing debt service calculated using the Interest Rate Cap), (iii) subject to a pre-approved intercreditor agreement and (iv) certain other conditions as described in the related mortgage loan documents.
(4) The borrower paid an upfront premium fee of $______ to ______ ("Third Party") to purchase the Interest Rate Cap Coverage. The external cap agreement has a ___-year term with a strike rate of ___%.






	Transaction      Strengths
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	Cash Equity

Based on the year purchase price/development cost of $______ plus capital improvements of $______, the borrower’s cash equity in the transaction is $______representing approximately ___% of the total cost basis.

	Brief/ Approval/ Loan Brief/ Strengths/ Strength Name 
&
Brief/ Approval/ Loan Brief/ Strengths/ Strength-Narrative
	Loan Economics

The loan represents a ___% underwritten LTV with an amortizing DSCR of _.__ x based on an underwritten NOI that is ___ % less than T-12 ending __/__/__. 

Strong Guarantor 

The guarantor(s), ______ [and ______], have a combined net worth and liquidity of $___ and $______, respectively. Also discuss REO details, unique backgrounds and years of experience as an owner/operator, experience in the market or operating a specific property type (student, senior, etc.). Note here if this is a repeat Freddie Mac borrower, total years of  or number of loans closed through the lending relationship, and whether they have performed as agreed. 

Property Management

The property is managed by ______, a [borrower- related/third party]. Management company name was established in ______ and currently manages ______ multifamily (or student) properties containing ______units in [markets/region/nationwide] with ______ units under management locally. If applicable, discuss if the management company has specific experience managing low income, rent restricted, student, age restricted, etc.  Properties.

	















Transaction      Strengths,       continued
	
Historically Stable Occupancy

The vacancy rate at the property was ___% as of __/__/__. Average historical vacancy rates at the property ranged from ___% to ___% over the past ____ years. The breakeven vacancy rate is approximately ___%, compared to the underwritten vacancy rate of ___% and average of ___% for T-12 ending __/__/__.   

Excellent Property Condition and Curb Appeal

The property was built in year. The property is in excellent physical condition with the PCA noting no/minimal priority repairs. In addition, the borrower [completed/plans to invest in] capital improvements totaling approximately $______ ($______/unit) including describe capital improvements such as update interiors, renovate other amenities, etc. Provide Reis inventory support (Per Reis quarter/year, the property is consistent with the submarket as ___% of the submarket inventory was built before ____.

Superior Amenities

Amenities such as list unique amenities are unique to the property and enhance its competitiveness. [Student property – include specific amenities targeted towards students such as 1:1 bedroom/bathroom ratio, individual room locks furnished, shuttle service, business center/study rooms, etc.]









Location and Access

The property is located ___ miles direction of the ______ CBD. Interstate ___ and ___ (major secondary artery are located __ miles N/S/E/W of the property. The property is ___ miles N/S/E/W of list distance to major employment centers, commercial corridors or other demand generators specific to the property’s location. The property has excellent access to list additional demand generators. Discuss access to public transportation. [Student property - includes distance and access to campus].

Strong Market Fundamentals

The property is located in a growing market that consistently supports demand for multifamily housing. The unemployment rate is ___%, which is ___% below the state/national average. The total population base within a five mile radius of the property is approximately ______ with an average household income of $______. Furthermore, the population in county/MSA is expected to grow ___% between ___ and ___. Per Reis quarter/year, the submarket vacancy rate is ___% and it is expected to remain below ___% over the next five years. During this same time asking rents are projected to increase on average by ___% annually. Mention any new developments, expansion of demand drivers or public transportation that will improve fundamentals. In addition, if the property market has a significant stock of renters vs. owners, e.g., New York City, mention here.


	Transaction Risks/
Mitigants

	__-Year Interest-Only Period or Full Term Interest-Only

The loan is interest-only for the initial ___ years. This risk is mitigated by $______ of equity as well as I/O and amortizing DSCRs of _.___x and _.___x, respectively, on sustainable cash flow that is ___% less than T-12 ending __/__/__. If amortizing DSCR is less than 1.35x and/or UW cash flow is in-line or greater than T-12, look at historic cash flow growth and note % increase. Add maturity LTV as a mitigant if it is 65% or less.

Cash Out

The borrower is cashing out approximately $____ million in this transaction.  This risk is mitigated by $_____ of equity remaining in the transaction, representing approximately __% of the total cost basis. Note if the borrower has owned the property for more than 5 years as a mitigant, or dollar amount of substantial capital improvements have been made during ownership. If the borrower is cashing out substantially after 3 or less years of ownership and substantial value creation has occurred, note % increase in NOI since purchase.


High Submarket Vacancy Rate / New Supply

Per to Reis quarter/year, the submarket vacancy rate is ___%. The submarket vacancy is projected to remain below ___% over the next __ years. Per the appraisal/Reis quarter/year_, ____ units were added to the submarket/market in the last _____ months/years OR Per Reis quarter/year, approximately _____ units are scheduled for delivery in _____. However, the property has outperformed the submarket vacancy rate for the past ____ months/years, and as of __/__/__, the property was ___% occupied. Note factors that allow the property to outperform the market, if applicable. This risk is further mitigated by the underwritten vacancy rate of ___%, which is ___% greater than the __/__/__ rent roll and ___% greater than the T-12 ending __/__/__. 

Provide details on most competitive new properties: location, rent levels, etc. Note projected job growth or population growth in the area to support new construction.

Declining Collections Trend

The property has experienced decreasing Gross Potential Rent (GPR) and a declining collections trend. The property’s GPR has decreased ___% between the year-end total and the underwritten GPR based on the __/__/__ rent roll. While rents achieved have fallen in an effort to maintain occupancy, the overall net rental income has been conservatively underwritten ___% below the T-12 ending __/__/__ to account for potential future decreases. This risk is further mitigated by provide specific, quantifiable support such as borrower's market experience, market tightening supported by Reis, management plans to increase rents/occupancy, etc.

	Transaction Risks/
Mitigants Continued
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Rent Roll
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Property [Quality/Condition/Age]

The property was built in ______. It has been well maintained by the owner as there are no/minimal immediate repairs recommended by the engineering report. Recently completed capital improvements include list recent projects, at an estimated cost of $______. The borrower plans to invest $______ in capital improvements including list items, etc. over the next 12 months. Per Reis quarter/year, the property is consistent with the submarket inventory with __% built before ______. In addition, monthly replacement reserves are required. Describe other mitigants which may include strong historical/stable occupancy, lack of available land, borrower made a large up front escrow, etc. Discuss low REAC’s for affordable properties.

Student Tenant Concentration

The property is located ___ miles direction from name of university and has a student concentration of ___%. Average historical occupancy at the property has ranged from ___% to ___% over the past ____ years. The sponsors are experienced student housing owners and operators with ____ beds/bedrooms under management. The property requires describe requirements such as parental guarantees, 12-month leases, etc. Address new supply and preleasing if applicable, the property’s competitive advantages in the market and the barriers of entry for new competing properties. Address if the students can walk to main focal points of the campus, if shuttles or buses are available.

[Secondary/Tertiary] Market

The property is located in city, state which is ____ miles direction of major city. As of year, the city has a population of ______. Major employers in the area include ______ (distance and direction), which provide a stable employment base. [Include other demand generators]. Note mitigants such as: lower multifamily inventory in area, stable operations, sponsorship investment in the area and what % of the local population can afford rent at the subject property, if signficant.Low Historical Occupancy

Vacancy at the property has ranged from ___% to ___% over the past ___ years of operations.  Include explanation/drivers of higher historical vacancy and what caused recent improvement. The property was ___% physically vacant  as of the __/__/__ rent roll. Note mitigants such as: new, experienced property manager, strong submarket vacancy projections, barriers to entry/limited new supply. 

Recent Crime Concerns / Local Crime Concerns

According to the [Source - i.e. local police station website or SpotCrime] crime report dated __/__/__, ___ incidents were reported within 0.5 mile of the property over the past ___ days. Describe the nature of significant incidents and when they occurred. Address any major incidents that took place at the property within the last 3 years. Detail any specific impacts to operations that may have resulted. Discuss safety measures taken by management and any other mitigants/actions taken for operational issues. Refer to the exhibits section of this report to view the map or crime report [as necessary]. 







LURA/HAP Contract/Regulatory Agreement/Section 8/etc.:

The property is subject to a [LURA/Regulatory Agreement/HAP Contract/Affordable Housing Agreement, etc.]. The contract dated __/__/__ was between [Name Local/Federal department] and [the borrowing entity] (“Contract,” “Agreement,” etc.). Address the following: 
-Is the current contract the original or a renewal? When does it expire? Is it funded annually? Number of units subject to the Agreement? Does the agreement survive foreclosure?
-Outline terms of the Agreement: eligible tenant/income/rent restrictions, how non-compliance is handled (shortfall of units, etc.), rent escalations and adjustments, in the event of foreclosure, etc.
-If a Strength (UW to contract rents that are below or in-line with market rents or expiration beyond loan term): include details on high/stable historical occupancy, high demand in market/submarket, borrower’s long-term ownership and experience, potential rent upside, etc. 
-If a Weakness (UW to contract rents that are above market rents or near term expiration): include details on the amount of the overhang and borrower’s initial deposit for debt service reserves. 
Per the Multifamily Loan and Security Agreement dated __/__/__, the borrower is required to comply with the [LURA/Regulatory Agreement/HAP Contract/Affordable Housing Agreement, etc.]. A carve-out was added for any loss or damages related to the [LURA/Regulatory Agreement/HAP Contract/Affordable Housing Agreement, etc.]. Amenities targeted towards seniors or disabled.

Limited Operating History

The property was completed in [include Month Year] and reached stabilized occupancy in [include Month Year].  Note mitigants such as: minimal concessions given during lease up, high % leased prior to completion, strong absorption rates in the market. The underwritten income is supported by the appraisal and the T-X annualized ending [Month Year]. The underwritten expenses are supported by the appraisal, Freddie Mac market comparables/comparable properties in the sponsor’s portfolio. The NOI conclusion is well-supported by the appraisal and the T-X annualized figures.

TIC Ownership Structure

The ownership structure is comprised of   # Tenants In Common (TIC). The borrowers are single-purpose, State, entity type..  The borrower principals in charge of day-to-day operations are ____________.  The risk of the TIC structure is mitigated by the fact that the guarantors have interest in each TIC/a controlling % of the TIC interests. Provide years of related experience, experienced property management and/or loan economics, collection of escrows when applicable. In addition, the loan documents contain certain provisions related to the tenancy in common borrower, which include: SPE Requirements, compliance with the TIC agreement, waiver of right to partition, and assignment of rights after the commencement of a bankruptcy proceeding.

No Carve Out Guarantor: please highlight this as a risk regardless of the leverage point
The subject loan does not have a carveout guarantor. This is mitigated by conservative loan economics of ___x DSCR and ___% LTV. In addition, the borrower has $_____cash equity in the transaction and has no history of credit issues [if applicable] or bankruptcy. In addition, the property is in good condition and a clean Phase I environmental report was received during due diligence.



Preferred Equity Soft Pay:

Name (“Equity Member”) made a preferred Equity Investment of $_______ in [JV Entity – Describe how related to Borrower]. The Equity Member has __% ownership interest in Borrowing Entity [which is ultimately controlled by Name (Managing Member)]. Pursuant to the [preferred equity agreement] (“Agreement”), the Equity Member receives a __% preferred return on the Equity Investment. The preferred return is payable only out of net cash flow (after first mortgage debt service and reserves).  Non-payment of the preferred return is accrued to the original investment. The Equity Investment is subordinate to the mortgage with no additional rights or remedies granted to the Equity Member by Lender.  Any change to the Agreement is prohibited without the prior written consent of the Lender. [NOTE: WE DON’T ALWAYS GET THIS.]

Preferred Equity Hard Pay:

Name (“Equity Member”) made a preferred Equity Investment of $_______ in JV Entity [Describe how related to Borrower]. The Equity Member has __% ownership interest in Borrowing Entity [which is ultimately controlled by Name (Managing Member)]. Pursuant to the [preferred equity agreement] (“Agreement”), the Equity Member receives a __% preferred return on the Equity Investment (after first mortgage debt service and reserves) until the redemption date of  Date, or the investment has been repaid. 

Discuss: 
· Timing of payments or changes to payment structure 
· Additional structural terms / Any cross collateralization
· Underwriting review of Equity Member
· Remedies and Trigger Events available to the Equity Member
· Details as applicable from Legal’s analysis
The preferred Equity Investment results in combined leverage of ___%, amortizing DSCR of ___x [and maximum capped DSCR of ___x]. This risk is further mitigated by (include all that apply):
· Lack of remedies or limited remedies available to the Equity Member
· Borrower/sponsor financial strength, experience and strong track record with preferred equity deals (provide details). 
· Prior relationship of preferred equity member and managing member
· Strength and experience of Equity Member (provide details)
· Stable occupancy
· Historical NOI growth, increasing collections trend, high rent growth potential (ex. due to capital improvements)
· Conservative loan economics
· Repeat Freddie Mac borrower that has performed as agreed
· [Other mitigants not listed]













Property name is located in city, state, within the ___ MSA [and located ___ miles from name of University]. The property is improved with __, __-story apartment buildings and any other structure included in collateral. Built in year, the property is a ___-unit, [garden-style/mid-rise/high-rise/town home] [class A/luxury/student/Section 8/Age Restricted, etc] apartment complex situated on _____ acres of land. The property offers ___ parking spaces which consist of [#open/#garage/#covered breakdown] spaces. [If student include: The property is rented by the bed/bedroom (and all bedrooms have lockable doors).]

For Senior Housing Properties: The property is __% private / ___% Medicaid pay.  The unit mix consist of__ units (__%) Independent Living ___ units, _____beds (___%) assisted Living; ___ units, ____beds (___%) Assisted Living with Alzheimer; and ___ units, ____beds (___%) Skilled Nursing.  Comment on number / percentage of shared units and second residents, if applicable.

If NOT addressed in S/W: Recently completed capital improvements include list recent projects, at an estimated cost of $______. The borrower plans to invest $______ in capital improvements including list items, etc. over the next 12 months. If applicable, describe % of renovated units and dollar amount of rent premiums achieved/anticipated. 

Common area amenities include list amenities. Unit amenities include list amenities. [If applicable: Student (shuttle to campus/furnished units, etc.), Age Restricted targeted amenities (meals, shuttle services, etc.), etc.]

Include and describe any corporate, student or military concentrations >20%. Include the source of the concentration – the nearest University or military base. For senior properties, break out any Assisted Living, Alzheimer’s or Medicaid concentrations (%).

If there is any shared access or easement agreement concerning the amenities, describe here. [Include: Parties relevant to easement, date, terms of agreement (if shared amenities – proximity to property? Related borrower? Cost to borrower passed to tenants?). Which party responsible for maintenance and upkeep? Share of costs (if any)? Remediation options if borrower/other party fail to pay/breaches agreement? Is it perpetual? Does it run with the land? Can the property operate without the agreement? Was a carve-out required?

If the property is a specialized property type (student housing, military, corporate or seniors), include distances to related campus, base, office or medical facilities. Provide additional details on the specialty drivers. Student properties – The name of University has a year enrollment of _____. Projected increases in future enrollment. The University provides _____ on campus beds. Students are required/not required to live on campus. Discuss any plans the University has to build new on campus housing or other facilities expansions. 

Per the Zoning Report dated _____, the property is zoned _____ and is considered legal non-
conforming due to the following: briefly outline deficiencies as described in the zoning report; include applicable information from the Reconstruction Clause. Building law and ordinance insurance is required and a carve-out was added for any losses related to the non-conformance.  

For Senior Housing Properties:  If there are AL , ALZ or SN units at the property a Liability Assessment Report should be reviewed to describe the property's compliance with licensing and any material regulatory violations  past or present. Minor violations that are repeated might also raise to a level of commentary. Use the consultant's summary on training, staffing levels, staff experience, regulalory compliance, resident assessments,  and policies and procedures to help develop a consise overview  of the property. Look for the timing of any issues identified to see impact to property's historical or future cash flows.

Include at the beginning: “Underwritten commercial net rental income (NRI) accounts for ___% of estimated gross income (EGI).” Name major tenants (note if they are investment grade) and the associated % of commercial NRI and describe. List lease terms including expiration, expenses reimbursements, options, contractual rent increases, etc. 

If there are vacant spaces – address any LOI’s, management’s plan to lease-up, allocated tenant improvements/leasing commissions. 






	Cash Flow Footnotes
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Return to Menu
Financial/ Cashflow/ Footnotes (FRE Proforma - As Is or As Stab)
	Note: If referencing Freddie Mac, borrower portfolio or appraisal expense comparables, provide the range and average. Keep in mind that the comp set may need to be refined or outliers explained if the range is very wide.

Gross Potential Rent: Underwritten GPR is based on the __/__/__ rent roll annualized, with vacant and model units at market rent. The property’s average rent of $______/unit is [less than/greater than/consistent with] Reis quarter/year submarket rent of $______/unit. Also use submarket vintage rents to support if applicable. The property’s average rent is [less than/greater than/consistent with] the appraiser’s concluded market rent of $______/unit. Address if rent is above market. If unit sizes are larger, provide rent comparison to market on a PSF basis.

For Senior Housing Properties: If there is Medicaid or Medicare - Underwritten Medicaid or Medicare is based on the __/__/__ rent roll annualized, with vacant and model units at market rent. Provide income analysis to include rent versus subject property private pay and appraiser’s estimate. Also comment on percentage of EGI and historical collection. Analysis of reimbursement sustainability should be included in market section if material amount is underwritten.

Vacancy: Physical vacancy is underwritten to ___%. The property was ___% physically vacant as of the __/__/__ rent roll. Per Reis quarter/year, the submarket vacancy is ___%. The appraiser concluded a vacancy rate of ___%. Average historical vacancy has ranged from ___% to ___% over the time periods. Address any major vacancy fluctuations, seasonality, student pre-leasing, property management change. If unit renovations caused high vacancy, address # of units off-line during each statement.

Concession/Bad Debt/Collections: Underwritten at __% of GPR. Concessions underwritten based on [__/__/__ rent roll, T-3, or T-12 ending __/__/__]. As of __/__/__, concessions offered at the property are ____. Bad debt underwritten based on [__/__/__ rent roll, T-3, or T-12 ending __/__/__]. Discuss concession/bad debt trends and explain underwriting conclusion. Note any concessions offered at time of underwriting or if property is on an LRO system. If bad debt is 4% or greater, address tenant qualification and collection standards. Discuss the appraiser’s estimates. Economic vacancy is underwritten at __%, which is consistent with appraiser’s conclusion of ____%. If not, state reasons. NRI is supported by the [T-12 ending __/__/__ ($______), T-3 ending __/__/__ ($______) or the __/__/__ rent roll].   

Short Term Premiums: Discuss what is included in underwritten short term premiums.

Commercial Income: Underwritten at __% of EGI based on current leases less [the greater of actual or market vacancy]. Compare to T-12 and appraisal. Note any reimbursements here or in other income. Describe how TI/LC are accounted for.

Other Income: Underwritten based on T-12 ending __/__/__, which is consistent with the property’s historical income and the appraiser’s estimate. Other income consists of list income sources such as Retail Utility Billing System (RUBS), parking, laundry, fees, etc.. If not in line with T-12 benchmark or appraisal, explain. If RUBS > utility expense, explain. Explain any major increases in other income line items in the historical. 

For Senior Housing Properties: Total Seniors Housing Income Underwritten based on T-12 ending __/__/___, which is consistent with the property’s historical income and the appraiser’s estimate.  Seniors housing income consists of lists income sources, comment on historical trends and if aligned with scheduled amounts from current rent roll.

Effective Gross Income: Underwritten ($______/unit) in line with the T-12 ending __/__/__ ($______/unit) and appraiser’s concluded EGI ($______/unit). If not, indicate assumptions.
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Cash Flow Footnotes
(Expenses) Continued


	
Real Estate Taxes: Underwritten based on [the appraiser’s estimate/current tax liability/assessment upon sale/ T-12 inflated by 3.0%], which is greater than/less than/consistent with the appraiser’s estimate/property’s historical expense. If not, state reasons. Include details such as how the taxes are calculated, appraiser’s methodology, when the property is due for reassessment, comparison to the appraiser’s tax comparables.  Discuss any tax abatements, term, phase out, calculation and requirements as they apply. The actual year tax liability was ____.

Insurance: Underwritten based on T-12 ending __/__/__ inflated by ___%, which is consistent with the actual insurance premium and the appraiser’s estimate. If not, state reasons. The actual insurance premium is $______. State if covered by blanket policy and briefly describe. Do not include the policy expiration date.

Utilities: Underwritten based on T-12 ending __/__/__ inflated by ___%, which is consistent with the property’s historical expense and appraiser’s estimate. If not, add specific support for why it will be lower than historical.

Repair & Maintenance: Underwritten based on T-12 ending __/__/__ inflated by ___%, which is consistent with the property’s historical expense and appraiser’s estimate. If not, state reasons. If UW below historical due to Cap Ex; break out the line items and associated dollar amounts that were excluded from underwriting. If underwritten to the borrower’s budget due to streamlined operations – identify items where cost savings will be realized.

Management Fee: Underwritten at __% of EGI. The actual contract rate with a [third party management company/borrower-related management company] is ___%. The appraiser used a ___% management fee. Add comment: “The management fee is fully subordinate to the mortgage” if the underwriting fee percent is lower than historical/contractual.

Payroll: Underwritten based on T-12 ending __/__/__ inflated by ___% which is consistent with the property’s historical expense and [appraiser’s estimate/payroll schedule]. If not, state reasons and provide support including payroll schedule, borrower expense comps, and specific salary/headcount changes taking place. [The borrower provided a payroll schedule that listed a full-time property manager with an annual salary of $______; a full time assistant manager with an annual salary of $______; two full time maintenance technicians at annual salaries of $______; and a part time housekeeper with an annual salary of $______. Additional annual payroll costs include payroll taxes of ___% and insurance benefits of __%. The total budgeted payroll expense is $______.]

General & Administration: Underwritten based on T-12 ending __/__/__ inflated by ___%, which is consistent with the property’s historical expense and appraiser’s estimate. If not, add specific support for why it will be lower than historical. (e.g. if advertising is reduced, what  line item or type of marketing is the borrower planning to eliminate?)

For Senior Housing Properties: Total Seniors Housing Expenses underwritten based on T-12 ending __/__/___ inflated by ___%, which is historical expense and appraiser’s estimate.  Seniors housing expenses consists of list expenses.

Miscellaneous: Discuss what is included in the miscellaneous expense, compare to historical.

Replacement Reserve: Underwritten at $______/unit/year, which is supported by the PCA estimate of $______/unit/year. Note if the borrower made an initial deposit to reduce the annual replacement reserve. 

Total Expense Analysis: Underwritten ($______/unit) in line with the T-12 ending __/__/__ ($______/unit) and appraiser ($______/unit). If not, indicate assumptions. [The underwritten amount is further supported by the Freddie Mac Expense Comparables in the MSA ranging from $______ to $______, and averaging $______.]





	Borrower
Return to Menu
Borrower-Principal/ Borrower-Principal/ Borrower/ Principal Comments
	The borrowing entity is borrowing entity name, a single-purpose, formation state entity type. The        key sponsors for this transaction are _____, _____, etc. The carve-out guarantors for this transaction are _____, _____, etc. 

Use this paragraph to discuss the individual sponsors'/guarantors’ roles and relationship to the borrowing entity. Include a brief description of the organization’s business model and real estate experience. Provide detail on any issues/deficiencies or unusual aspects of the borrowing structure. Per the financial statements dated __/__/__, [name of borrower] reported a net worth and liquidity of $______ and $______, respectively. If material discuss any contingent liabilities. Per their real estate owned schedule dated __/__/__, [name of sponsor] reported ownership interest in list properties located in list cities or states. The portfolio reflected an overall LTV and DSCR of ___% and _.__x, respectively. Include information on significant nearing loan maturities. 

If applicable address details around preferred equity including if it is soft pay or hard pay.  Discuss the Standard Trigger Event examples:
1. Failure to pay the preferred return (include details on specific dates, return %, etc) 
1. Negligence or willful misconduct of Manager
1. A default by a Manager affiliate under the property management agreement
1. Loss of a “key person” in Manager
1. Manager’s failure to make a capital contribution required by the Governing Agreement
1. Manager’s failure to comply with an approved budget, operating plan or other required administrative protocol
1. Manager’s failure to comply with “major decision” provisions in the Governing Agreement which require Equity Member’s approval
1. The institution of any legal proceedings against Manager
1. Manager filing for bankruptcy or other creditor’s rights protection
The last paragraph should discuss any credit or litigation issues concerning the borrower. Include: whether the loan was in default, cause of performance decline at the property, timeline, sponsor’s contribution to the asset, result, and if the lender continues to do business with the borrower. 

If there are no issues, insert the following sentence: No material, derogatory credit or litigation issues were noted for the sponsor or borrower.

For Senior Housing Properties:  If there is an operating lease include a description of the  leasee/operator, affilation with borrower, term, lease payment, and lease payment coverages  here.  If not affiiated with borrower discuss experience at subject property and other properties and licensing or certifications are in good standing.


	Management
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Property/ Market/ Property Management/ Property Management
	Borrower-controlled Management:

The property is managed by management company name, a borrower-controlled management company. The principals of the management company have been in the real estate industry since    ___. Its portfolio includes list property types managed. It currently manages      units in list states or region of operation, with       units in the local area.

Third-party Management:

The property is managed by management company name, a third-party management company. The principals of the management company have been in the real estate industry since ___.  Its portfolio includes list property types managed. It currently manages        units in list states or region of operation, with        units in the local area.

For Senior Housing Properties:  Discuss any key personnel or on- site management including tenure and experience and regional management, if noteworthy.
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Sales/Rent Comps
	If applicable, this section should also address the following:

· Extraordinary assumptions or hypothetical conditions that impact the appraised value
· As-Is vs. As-Stabilized values
· Sales history of the property (purchased out of foreclosure, purchase price inconsistent with the appraiser’s estimate, etc.)
· Whether any physical or legal issues impact the valuation and to what extent (e.g., ground leases, commercial leases, shared access agreements, shared amenities, regulatory agreements, etc.)
· If value was attributed to a tax abatement, note the $ amount attributed to the value, the years of tax savings incorporated into the DCF approach and the discount rate the appraiser used.
· Whether the cap rate is reasonably supported.
· For unstabilized properties, discussion of lease-up, loss-to-lease, concessions, absorption, unusual obsolescence, cost of repairs, etc.
· If significant commercial space is present at the property, note if the appraiser applied a different cap rate on the commercial space income or used a blended cap rate approach.
	


Sample Comments:
The property was originally developed with a bond from the City of Pooler Development Authority. The property was required to set aside twenty percent (20%) of the units at Alta Towne Lake to have income and rent restrictions in-place. These units must be leased to individuals earning fifty percent (50%) of the area median income. The appraisal assumes the bonds will be paid off as part of the current sale transaction of the property and the rent restrictions on the units will cease. The appraisal assumes that all units will be available for lease at a market rent level.  

If applicable, address the following:

· Check acceptability of comparables utilized in the appraisal (sales, rent, land, and expense)
· Discuss material deviations from the comparables or any unusual assumptions.
· If the property is student, rent restricted, seniors, etc. – address if the sales or rent comparables are the same or different property type. 

Sample Comments:
The market for Seniors’ properties is more national in scope than for conventional multifamily properties and appraisals typically include comparable sales in different geographic locations that are similar in service type and property quality. Cap rates do not vary greatly from location to location; rather they vary based on service level. In addition, there have not been enough recent sales in most properties’ markets areas to complete a comparable sales analysis using only sales in the same market.  


	Engineering
Return to Menu
Property/ Market/ Eng & Env Report/ Engineering Information/ Engineering Summary Boilerplate
	The engineer identified immediate repairs of $______ which include ____ ($______), ____ ($______) and ____ ($______).  Per the Multifamily Loan and Security Agreement, the repairs must be completed within ___ days of closing.  [The funds were escrowed at 125% of anticipated costs (explain if different).] Per the Borrower Certification of Completion dated __/__/__, all repairs are completed. 

Special attention should be given to building materials identified in Form 1117, Borrower Certification of Property Physical and Environmental Condition (e.g., aluminum wiring, fire-retardant-treated [“FRT”] plywood, or polybutylene piping) and a summary should be provided detailing the engineer’s conclusion about the acceptability of these materials as well as any recommendations/cost to cure.

It is important to confirm that the report has not identified any open or unresolved issues (i.e., additional inspections needed) and that the conclusions are clear, concise, and actionable.  

If an immediate repair reserve was not required, please note in the funding conditions rather than the engineering write up. 


	Environmental
Return to Menu
	Summarize if the environmental consultant identifies the presence of certain Recognized Environmental Conditions (RECs) or recommendations. To the extent testing is incomplete or in process, a recommendation for course of action should be clearly laid out to include timeframes, possible escrows, etc. Confirm regulatory closure of any RECs.

It is important to confirm that the report has not identified any open or unresolved issues (i.e., additional inspections or testing needed) and that the conclusions are clear, concise, and actionable.

	Market Overview
Return to Menu
Property/ Market/ General Property/ Market Information Market Overview Boilerplate
	
The property is located in the city of ______, ______ County, ______ (state) within the ________MSA. Provide a description of the location of the MSA in terms of its region and/or proximity to other major city centers or landmarks. Use the next 2-3 sentences to describe demand generators for the MSA in terms of: major industries, employers, local attractions, etc. Also include any relevant demographic data and/or pertinent ratios. 
For Senior Housing Properties:  
The property is located in the city of ______, ______ County, ______ (state) within the ________MSA. The NIC MAP for the quarter ending ____ reported an overall occupancy for seniors housing in the _______ MSA to be ___% for total inventory of____ units.  The metro penetration rate was ___ %.  Average occupancy was ___% for majority IL facilities and ___% for majority AL facilities.  The metro posted year over year rent growth and average rent  of ___% / $____  for majority IL facilities and __% / $____ for majority AL facilities.    New construction over the next 12 months will result in ___% change in new inventory for the seniors housing metro. 
Add description of the MSA location paragraph above. 


	Submarket       Overview/
Neighborhood Analysis
Return to Menu
Property/ Market/ General Property/ Market Information Market Overview Boilerplate

	The property is located within the ________ submarket, ____ miles N/S/E/W from the _____ CBD. Describe surrounding land use, visibility, and access. What % is developed in the neighborhood? Is it suburban, urban, bedroom community? Distance and direction to nearby demand generators, employment centers, retail/commercial areas, major shopping centers, schools, etc. Note the distance and direction to the nearest major intersection/highway/thoroughfare/access road/public transit
Provide local knowledge and expertise. Expand on large demand drivers/attractions and their distances/directions to the property. Also note any unique characteristics of the submarket, such as strong schools and desirable access. If the property is a specialized property type (student housing or seniors), provide detail around those facilities; for seniors housing proximity to hospitals and medical office parks is important. Towards the end of the paragraph, comment on projected new supply in the next 36 months and absorption stats per Reis/the appraisal. Provide details around the location, expected delivery timing and price point of any multifamily projects going up in the neighborhood as well as mitigating factors. Consider including three-mile radius population statistics, HH income statistics and the projected growth over the coming five year period.



For Senior Housing Properties:  
The property is located within the ________ submarket, ____ miles N/S/E/W from the _____ CBD. NIC Map for the property’s submarket for the quarter ending _____  reported an average occupancy of ___% for majority IL facilities and ___% for majority AL facilities.  Construction versus inventory percentage change in the submarket totals ___ % for majority IL units and ___ % for majority AL units. 
The Appraiser defined the Primary Market Area (PMA) for the property within a ___ mile radius. The average occupancy was ___% for IL units and ____% for AL units.  The supply / demand concluded an oversupply/undersupply / or balance of ___ IL units and oversupply/undersupply / or balance ___ AL units for the current year.  Planned new construction within the PMA totaled ___ IL units and ____AL units over the next 36 months.  
The Appraiser or NIC Map local property sourced information from __  comparable properties.  These properties consisted of  __majority IL and/or ___ majority AL properties. The average occupancy was ___%.  Provide commentary on any outliers that impact the average occupancy such as properties in-lease up.
Add above surrounding land use and local knowledge/ expertise paragraphs from above. 









	Top 40 MSA Template Language
1Q 2016
Return to Menu
	CME Underwriting has compiled template language of the Top 40 MSAs to be utilized by underwriting and production for the market tab in OUS (located in the help screen). The list of the Top 40 MSAs was sourced from regional producers and underwriters and is subject to change.  MSAs will be added and/or removed from the document based on internal deal concentrations and region feedback.
The template language is a working document that will be updated quarterly with new market statistics including top employers, asking rents, vacancy rates, etc. Additionally, the template language has fun facts about each MSA. Research sources include CBRE Econometric Advisors, Reis, and the Census Bureau. All statistical information is based on the 1st quarter 2016.
The following MSA are listed by region. Please utilize the template language. If there are errors and/or updates to the language that should be made, please provide feedback to the CME Underwriting team via the CME mailbox MF_CME_UW@freddiemac.com.
	Northeast
· Boston
· New York
· Pittsburgh
· Philadelphia
· Northern Jersey
· Central Jersey
	Southeast
· Atlanta
· Baltimore – Towson
· Miami
· Orlando
· Tampa – St. Petersburg
· Washington DC
· Suburban MD
· Suburban VA
· Raleigh
· Charlotte
· Birmingham
	Central
· Chicago
· Cincinnati
· Columbus
· Dallas
· Houston
· Minneapolis – St. Paul
· Austin
· Kansas City
· Omaha
· Detroit
· San Antonio
	West
· Denver
· Los Angeles
· Phoenix – Mesa
· Seattle
· San Diego
· San Francisco
· Orange County
· Inland Empire
· Portland
· Las Vegas
· Salt Lake City
· San Jose








	Northeast Region
	

	Boston 
MSA
Return to Menu
Return to MSA Menu

	The property is located within the Boston MSA, the largest city in New England. The Boston tech sector, predicated on pharmaceutical and biotechnology, with firms such as Genzyme, Vertex Pharmaceuticals, and Biogen, employs the second-largest tech workforce behing only Silicon Valley.  Additionally, General Electric announced it would be relocating its corporate headquarters from CT to Boston’s Seaport District. According to GE, the relocation to Boston will create $776 million in new residential real estate demand. Boston’s economic base is further diversified and driven by the financial services and healthcare industries. Home to 53 higher education institutions including MIT and Harvard, Boston benefits from a highly-educated workforce. The Massachusetts Bay Transportation Authority (MBTA) was the first underground rapid transit system in the United States and provides public transportation throughout the MSA. Logan International Airport is located in the East Boston neighborhood and provides air transportation to worldwide destinations. Occupancy within the market remains stable at 94.8% and is forecast to remain above 93.4% through 2020. Asking rents are projected to increase on average by 3.0% over a five-year period. The MSA is expected to have positive absorption of 3,718 units in 2016. The annualized five-year forecast for absorption within the MSA projects that 3,233 units will be built and 2,512 units absorbed equating to a 1.3 construction to absorption ratio.


	Largest Employers

	Boston
	No. of Employees

	Massachusetts General Hospital
	21,452

	Brigham and Women’s Hospital
	15,500

	Beth Israel Deaconess Medical Center
	5,000

	Fidelity Investments
	5,000

	State Street Bank and Trust Co.
	5,000





	Boston Metro Apartment Statistics (REIS 1Q 2016)

	Vacancy:
	5.2%
	Previous Quarter Vacancy:
	5.4%
	Inventory (units):
	213,831

	Asking Rent:
	$2,098
	Previous Quarter Asking Rent:
	$2,104
	Absorption (units):
	589

	Unemployment:
	4.0%
	Avg. Household Income (2016):
	$177,359
	Population (2016):
	4,796,470

	
	
	
	
	
	

	As of:
	Feb-16
	Est. Household Income (2020):
	$217,453 
	Est. Population (2020):
	4,944,370



	New York MSA
Return to Menu
Return to MSA Menu


	The property is located in the New York MSA which is the leading financial and cultural center of the United States. The city is a global hub of international business and commerce and has world class universities, museums, medical centers, libraries, theatres, and music institutions. New York City’s largest employers represent a diverse group of multinational corporations from varying industries including financial services, health care, telecommunications, education, retail services and government. The city’s population continues to grow and per capita income is forecast to out-perform the national state averages. New York is home to three international airports: LaGuardia, John F. Kennedy and Newark all located within 20 miles of Manhattan. The MSA benefits from an extensive public transportation system, which includes the MTA bus and subway systems, Port Authority travel system, LIRR, Metro North and NJ Transit. Occupancy within the apartment market remains attractive at 96.6% and is forecast to remain stable above 95.1% through 2020. Asking rents are projected to increase on average by 3.9% over a five-year period. The MSA is expected to have positive absorption in 2016 of 9,809 units. The annualized five-year forecast for absorption within the MSA projects that 7,979 units will be built and 6,959 units absorbed equating to a 1.2 construction to absorption ratio. 	

	Largest Employers

	New York
	No. of Employees

	Northwell Health
	48,650

	JPMorgan Chase & Co.
	37,363

	Mount Sinai Medical Center
	32,056

	Macy’s Inc.
	31,200

	Citibank NA
	24,991



	New York Metro Apartment Statistics (REIS 1Q 2016)

	Vacancy:
	3.4%
	Previous Quarter Vacancy:
	3.0%
	Inventory (units):
	186,369

	Asking Rent:
	$3,479
	Previous Quarter Asking Rent:
	$3,482
	Absorption (units):
	656

	Unemployment:
	5.1%
	Avg. Household Income (2016):
	$172,163
	Population (2016):
	8,578,860

	
	
	
	
	
	

	As of:
	Feb-16
	Est. Household Income (2020):
	$203,863
	Est. Population (2020):
	8,813,130








	Pittsburgh MSA
Return to Menu
Return to MSA Menu


	The property is located within the Pittsburgh MSA. Pittsburgh was once the base of the steel industry and is now a diverse economy driven by healthcare, education, technology, robotics, and financial services industries. 19th and 20th century businessmen and non-profits have donated millions of dollars to the region for the creation of cultural and educational institutions. As a result, entertainment and performing arts have emerged as integral components of the Pittsburgh culture. Examples of entertainment and performing arts culture within the MSA are illustrated by Pittsburgh’s famous Pittsburgh Symphony Orchestra, Carnegie Museum of Art and The Carnegie Museum of National History. Pittsburgh is also home to several colleges, universities, and research facilities including The University of Pittsburgh, Carnegie Mellon University, Duquesne University and Robert Morris University. Pittsburgh has an extensive highway system comprised of I-70, I-79, and I-76 (the Turnpike), which form a triangular-shaped “beltway”. The Port Authority of Allegheny County provides public transportation within the MSA via bus and light rail. Occupancy within the market remains stable at 96.2% and is forecast to remain stable above 95.1% through 2020. Asking rents are expected to increase on average by 2.4% over a five-year period. The MSA is expected to have an absorption of 2,122 units in 2016. The annualized five-year forecast for absorption within the MSA projects that 1,020 units will be built and 784 units absorbed equating to a 1.3 construction to absorption ratio.

	Largest Employers

	Pittsburgh
	No. of Employees

	University of Pittsburgh Medical Center
	43,000

	University of Pittsburgh
	12,116

	Giant Eagle, Inc.
	11,119

	PNC Financial Services Group, Inc.
	10,030

	West Penn Allegheny Health System 
	9,998



	Pittsburgh Metro Apartment Statistics (REIS 1Q 2016)

	Vacancy:
	4.5%
	Previous Quarter Vacancy:
	3.8%
	Inventory (units):
	89,638

	Asking Rent:
	$972
	Previous Quarter Asking Rent:
	$961
	Absorption (units):
	362

	Unemployment:
	5.6%
	Avg. Household Income (2016):
	$122,685
	Population (2016):
	2,363,210

	
	
	
	
	
	

	As of:
	Feb-16
	Est. Household Income (2019):
	$158,125 
	Est. Population (2020):
	2,374,930








	Philadelphia MSA
Return to Menu
Return to MSA Menu


	The property is located within the Philadelphia MSA, which is recognized as the birthplace of the United States. Philadelphia is home to iconic historical attractions including the Liberty Bell, Independence Hall and The National Constitution Center. Philadelphia is the fifth largest metropolitan area in the United States and has a diverse economy, geared towards biomedical, information, and service-based industries. Philadelphia is home to 12 colleges and universities, including Temple University, University of Pennsylvania, Villanova University, Saint Joseph’s University, and LaSalle University. Philadelphia is home to one of the largest fresh water ports in the country, The Port of Philadelphia, which handled a record cargo tonnage of over six million tons in 2015. The MSA is comprised of an extensive interstate highway and inter-county road system. I-95, I-495, I-76 and Route 1 all serve the greater Philadelphia area. The Southeastern Pennsylvania Transportation Authority (SEPTA) provides public transportation throughout the city and suburbs via bus and rail line. Occupancy within the market remains strong at 96.4% and is forecast to remain stable above 95.8% through 2020. Asking rents are expected to increase on average by 2.4% over a five-year period. The MSA is expected to have positive absorption in 2016 of 2,260 units. The annualized five-year forecast for absorption within the MSA projects that 2,020 units will be built and 1,605 units absorbed equating to a 1.3 construction to absorption ratio.


	Largest Employers

	Philadelphia
	No. of Employees

	University of Pennsylvania and Health Systen
	32,825

	Thomas Jefferson University and TJUH Systen
	13,462

	Comcast Corp.
	11,968

	Drexel University
	9,927

	Einstein Healthcare Network
	9,000



	Philadelphia Metro Apartment Statistics (REIS 1Q 2016)

	Vacancy:
	3.6%
	Previous Quarter Vacancy:
	3.4%
	Inventory (units):
	209,914

	Asking Rent:
	$1,187
	Previous Quarter Asking Rent:
	$1,187
	Absorption (units):
	732

	Unemployment:
	6.3%
	Avg. Household Income (2016):
	$156,022
	Population (2016):
	5,360,080

	
	
	
	
	
	

	As of:
	Feb-16
	Est. Household Income (2020):
	$195,561
	Est. Population (2020):
	5,420,080







	Northern New Jersey MSA
Return to Menu
Return to MSA Menu


	The property is located within the Northern New Jersey MSA. Northern New Jersey is a research and technology hub, as the state ranks first nationally in pharmaceutical R&D and among the top five nationally in high technology and telecommunications companies. Northern New Jersey attracts a disproportionate share of corporate headquarters and high technology firms due to its proximity to New York City, highly skilled labor pool, and excellent transportation network. The MSA is home to some of the nation’s most prestigious international corporations including Novartis Pharmaceuticals, Bristol-Myers Squibb, Exxon Research, DuPont, Nabisco, and Prudential. The MSA is often referred to as the Gateway Region due to its proximity to Manhattan via the Hudson River, which gives it access to the city along a bridge, two auto tunnels, two rail systems, and several ferry operations. New York Harbor also provides passageways to ports in Europe, South America, Africa, and the Pacific Rim. Major highways in the MSA include the New Jersey Turnpike (I-95), Route 80, and the Garden State Parkway. Newark Liberty International Airport is located within the MSA, but JFK International Airport and LaGuardia Airport in New York City also serve the area. Occupancy within the MSA remains stable at 95.5% and is forecast to remain stable above 94.3% through 2020. Asking rents within the MSA are projected to increase on average by 2.4% over a five-year period. The MSA is expected to have positive absorption of 3,287 units in 2016. The annualized five-year forecast for absorption within the MSA projects that 2,642 units will be built and 1,909 units absorbed equating to a 1.4 construction to absorption ratio.

	Largest Employers

	Northern New Jersey
	No. of Employees

	Newark International Airport
	24,000

	Verizon Communications
	17,000

	University of Medicine/Dentistry
	15,759

	Merck & Company, Inc
	14,000

	Continental Airlines, Inc.
	11,000



	Northern New Jersey Metro Apartment Statistics (REIS 1Q 2016)

	Vacancy:
	4.5%
	Previous Quarter Vacancy:
	4.4%
	Inventory (units):
	222,050

	Asking Rent:
	$1,760
	Previous Quarter Asking Rent:
	$1,752
	Absorption (units):
	242

	Unemployment:
	4.7%
	Avg. Household Income (2016):
	$179,336 
	Population (2016):
	4,312,730

	
	
	
	
	
	

	As of:
	Feb-16
	Est. Household Income (2020):
	$220,543
	Est. Population (2020):
	4,378,890








	Central New Jersey MSA
Return to Menu
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	The property is located within the Central New Jersey MSA. The economic base of Central New Jersey is diverse with transportation, utilities, government, education, health services, and professional and business services comprising the heaviest concentration of employment. The market is home to many major pharmaceutical and telecommunications companies, including Johnson & Johnson, Honeywell, Bristol-Myers Squibb, Merck, and Verizon Wireless. Labor development is increasing each year due to the creation of a Coca-Cola plant, expansion of health care campuses, and various other redevelopment projects. Positive demographics, including a growing population, high income, and educational achievement are expected to continue to stimulate business growth in the area. In addition, the MSA boasts high educational attainment, with Rutgers University and Princeton University located within the market. Major highways in the MSA include the New Jersey Turnpike (I-95), Route 80, and the Garden State Parkway. Newark Liberty International Airport is located within the MSA, however JFK International Airport and LaGuardia Airport in New York City also serve the area. Occupancy within the market remains stable at 97.7% and is forecast to remain above 97.3% through 2020. Asking rents within the MSA are projected to increase on average by 2.3% over a five-year period. The MSA is expected to have positive absorption of 884 units in 2016. The annualized five-year forecast for absorption within the MSA projects the construction of 612 units and 558 absorbed, equating to a 1.1 construction to absorption ratio.

	Largest Employers

	Central New Jersey
	No. of Employees

	New Jersey State Government
	74,536

	Wekfern/ShopRite
	34,092

	United Parcel Service
	18,465

	Wal-Mart Stores
	17,113

	Verizon
	17,000



	Central New Jersey Metro Apartment Statistics (REIS 1Q 2016)

	Vacancy:
	2.3%
	Previous Quarter Vacancy:
	2.4%
	Inventory (units):
	175,514

	Asking Rent:
	$1,304
	Previous Quarter Asking Rent:
	$1,303
	Absorption (units):
	118

	Unemployment:
	4.3%
	Avg. Household Income (2016):
	$174,821 
	Population (2016):
	2,396,630

	
	
	
	
	
	

	As of:
	Feb-16
	Est. Household Income (2020):
	$180,825
	Est. Population (2020):
	2,401,210












	Southeast Region
	



	Atlanta MSA
Return to Menu
Return to MSA Menu


	The property is located within the Atlanta MSA. Atlanta is recognized as one of the fastest growing cities in the United States and is considered to be a top business city and primary transportation hub of the southeastern region of the United States. Currently, Atlanta is home to several Fortune 500 Companies, including the world headquarters of The Coca-Cola Company, The Home Depot, AT&T Mobility, UPS and Delta Air Lines. In addition, the relocation of corporate headquarters to the metro area, including Porsche and Mercedes Benz, has served as a magnet in attracting high-skilled workers to the labor force. Two new professional sports stadiums, for the Braves and the Falcons, are currently underway and will be completed for the 2017 seasons. Atlanta’s most traveled highway is I-285 north and south, connecting interstate highways within the area and providing access to Atlanta communities. The Metropolitan Atlanta Rapid Transit Authority (MARTA) provides a 37-mile rapid rail transit system within the MSA. The Hartsfield-Jackson Atlanta International Airport is one of the world’s busiest passenger airports and has the largest passenger terminal complex in the world. Occupancy within the market is 94.9%. Asking rents are projected to increase on average by 3.5% annually over the next five years. The MSA is expected to have positive absorption in 2016 of 7,050 units. The annualized five-year forecast for absorption within the MSA projects that 4,818 units will be built and 3,449 units absorbed equating to a 1.4 construction to absorption ratio.

	Largest Employers

	Atlanta
	No. of Employees

	Delta Air Lines, Inc.
	29,970

	Emory University
	27,090

	Wal-Mart Stores Inc.
	26,000

	AT&T Inc.
	16,794

	WellStar Health System Inc.
	14,000



	Atlanta Metro Apartment Statistics (REIS 1Q 2016)

	Vacancy:
	5.1%
	Previous Quarter Vacancy:
	5.0%
	Inventory (units):
	380,249

	Asking Rent:
	$1020
	Previous Quarter Asking Rent:
	$1,005
	Absorption (units):
	1,619

	Unemployment:
	5.3%
	Avg. Household Income (2016):
	$125,062
	Population (2016):
	5,791,680

	
	
	
	
	
	

	As of:
	Feb-16
	Est. Household Income (2020):
	$145,630
	Est. Population (2020):
	6,474,810









	Baltimore - Towson MSA
Return to Menu
Return to MSA Menu


	The property is located within the Baltimore-Towson MSA. Baltimore is known for its Inner-Harbor, which is home to shopping, entertainment, tourism, and the National Aquarium. The MSA has a service-oriented economy providing financial, business, and health services. Baltimore has a large concentration of defense and life science facilities. Its close proximity to Washington D.C. and the related federal government operations, as well as its strong transportation and distribution industries have helped sustain the region’s economy. According to the Maryland Port Authority the Port of Baltimore supported over 13,000 direct jobs in 2014. The port ranks ninth in the nation for total value of cargo and is one of only four ports on the East Coast that are deep enough to support the increased traffic of supersized ships as a result of the Panama Canal expansion. Baltimore benefits from an extensive interstate highway system including I-95, I-695 (the Baltimore Beltway), and I-895 (the Harbor Tunnel Thruway). Public transportation in Baltimore is provided by the Maryland Transit Administration via bus and light rail. The Baltimore-Washington International Airport provides flights to destinations worldwide. Amtrak and MARC commuter rail also provide service within the MSA. Occupancy within the MSA is 96.2% and is forecasted to remain above 95.5% through 2019. Asking rents are projected to increase at 2.3% over a five year period. The MSA is expected to have positive absorption in 2016 of 1451 units. The annualized five-year forecast for absorption within the MSA projects that 1,333 units will be built and 976 units absorbed equating to a 1.4 construction to absorption ratio. 

	Largest Employers

	Baltimore
	No. of Employees

	Fort George G. Meade
	53,733

	Johns Hopkins University
	25,000

	Aberdeen Proving Ground
	22,797

	Johns Hopkins Health System
	19,340

	University System of Maryland
	15,469



	Baltimore Metro Apartment Statistics (REIS 1Q 2016)

	Vacancy:
	3.8%
	Previous Quarter Vacancy:
	3.6%
	Inventory (units):
	152,235

	Asking Rent:
	$1,167
	Previous Quarter Asking Rent:
	$1,158
	Absorption (units):
	307

	
	
	
	
	
	

	Unemployment:
	5.0%
	Avg. Household Income (2016):
	$149,285
	Population (2016):
	2,807,420

	
	
	
	
	
	

	As of:
	Feb-16
	Est. Household Income (2020):
	$178,701
	Est. Population (2020):
	2,873,260









	Miami MSA
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	The property is located within the Miami MSA. Miami is the seventh largest MSA in the United States and known for its entertainment and night life in South Beach. Miami is a leader amongst cities in the U.S in finance, commerce, culture, media, entertainment, the arts and international trade. The MSA also serves as a financial, cultural, and transportation gateway between the United States, the Caribbean, and both Central and South America. The Port of Miami is the number one cruise passenger port in the world, accommodating some of the largest cruise ships, including Carnival, Royal Caribbean, Norwegian Cruise Line, and Disney Cruise Line. Miami is considered the media capital of Spanish-speaking America with the three most widely available Spanish-language cable networks in the U.S., Univision, Telemundo, and UniMas, headquartered in the metro area. Miami’s major highways include I-75, I-95, the Florida Turnpike, and the Palmetto Expressway (SR 826). The Miami International Airport is one of the world’s most active airports for international and freight traffic, providing service for the entire South Florida region. Occupancy within the MSA remains stable at 95.0% and is forecasted to average 93.3% over the next five years. Asking rents are projected to increase annually by 2.3% over a five year period. The MSA is expected to have absorption of 2,839 units in 2016. The annualized five-year forecast for absorption within the MSA projects that 2,703 units will be built and 1,975 units absorbed equating to a 1.4 construction to absorption ratio. 

	Largest Employers

	Miami
	No. of Employees

	Baptist Health Systems of Southern Florida
	14,627

	University of Miami
	13,428

	Publix Supermarket
	12,000

	Jackson Health System
	10,010

	American Airlines
	9,939



	Miami Metro Apartment Statistics (REIS 1Q 2016)

	Vacancy:
	5.0%
	Previous Quarter Vacancy:
	4.3%
	Inventory (units):
	117,925

	Asking Rent:
	$1,296
	Previous Quarter Asking Rent:
	$1,286
	Absorption (units):
	304

	Unemployment:
	4.8%
	Avg. Household Income (2016):
	$127,700
	Population (2016):
	2,724,220

	
	
	
	
	
	

	As of:
	Feb-16
	Est. Household Income (2020):
	$156,403
	Est. Population (2020):
	2,917,020







	Orlando MSA
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	The property is located within the Orlando MSA.  Orlando’s economy is mainly driven by the tourism, high-technology, and financial services industries. The MSA is the home of the employer with the nation’s largest number of private workers at a single site, Walt Disney World. In addition, Orlando’s technology community continues to mature. More co-working spaces, incubators, and development projects are emerging as technology has solidified its position as the 2nd largest industry in Orlando with a $14.2 billion annual economic impact. There are a number of redevelopment projects under way in Orlando, including a 68-acre neighborhood called Creative Village.  In addition, the University of Central Florida, the nation’s largest university campus by undergraduate enrollment, is slated to begin construction of a downtown campus in March 2017. The area is served by Interstate-4, the SunRail, and Orlando International Airport. The I-4 Ultimate Project is a six-year, $2.3 billion overhaul which will add four express lanes and widen overpasses. Phase 2 of the SunRail is set to begin in 2016, the $190 million extension will add service to the area’s largest suburban job centers. By 2018, the Orlando International Airport will complete a $1.1 billion expansion that will increase capacity in the North Terminal and add an intermodal rail station which will connect to local and regional trains. Occupancy in the MSA remains stable at 94.3% and is forecasted to remain above 93.8% over the next five years. Asking rents are projected to increase annually by 2.7% over a five-year period. The MSA is expected to have absorption of 2,374 units in 2016. The annualized five-year forecast for absorption within the MSA projects that 1,682 units will be built and 1,356 units absorbed equating to a 1.2 construction to absorption ratio.

	Largest Employers

	Miami
	No. of Employees

	Walt Disney World Resort
	74,000

	Universal Orlando (Comcast)
	20,000

	Adventist Health System/Florida Hospital
	19,304

	Orlando Health
	14,000

	Lockheed Martin
	7,000



	Orlando Metro Apartment Statistics (REIS 1Q 2016)

	Vacancy:
	5.7%
	Previous Quarter Vacancy:
	5.0%
	Inventory (units):
	136,557

	Asking Rent:
	$1,034
	Previous Quarter Asking Rent:
	$1,027
	Absorption (units):
	808

	Unemployment:
	
	Avg. Household Income (2016):
	$99,822
	Population (2016):
	2,439,550

	
	
	
	
	
	

	As of:
	Feb-16
	Est. Household Income (2020):
	$123,272
	Est. Population (2020):
	2,838,000











	Tampa – St. Petersburg - Clearwater MSA
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	The property is located within the Tampa – St. Petersburg – Clearwater MSA. The MSA is the fourth largest in the Southeast region of the United States. Tampa is home to two major military installations: MacDill Air Force Base and Coast Guard Air Station Clearwater. Tampa is considered the financial and business capital of Florida. Tampa’s economy is further comprised of leisure and hospitality, avionics, defense, marine electronics, health care, and business and information services. There are numerous recreational attractions in the region including Busch Gardens, MLB Spring Training, and Professional Sports teams such as the Rays, Bucs, and Lightning. Public transportation via bus and streetcar is currently provided within the four counties that make up Tampa (Hillsborough, Pinellas, Pasco, and Hernando). Occupancy within the MSA is 95.8% and is forecasted to remain above 95.3% over the next five years. Asking rents are expected to grow 2.3% annually for the next five years. The MSA is expected to have positive absorption in 2016 of 2,688 units. The annualized five-year forecast for absorption within the MSA projects that 1,620 units will be built and 1,320 units absorbed equating to a 1.2 construction to absorption ratio.

	Largest Employers

	Tampa - St. Petersburg - Clearwater
	No. of Employees

	MacDill Air Force Base
	19,000

	Verizon Communications
	14,000

	University of South Florida
	12,661

	Tampa International Airport
	7,060

	Tampa General Hospital
	6,600



	Tampa Metro Apartment Statistics (REIS 1Q 2016)

	Vacancy:
	4.2%
	Previous Quarter Vacancy:
	4.2%
	Inventory (units):
	163,230

	Asking Rent:
	$960
	Previous Quarter Asking Rent:
	$959
	Absorption (units):
	216

	Unemployment:
	4.5%
	Avg. Household Income (2016):
	$102,976
	Population (2016):
	2,999,150

	
	
	
	
	
	

	As of:
	Feb-16
	Est. Household Income (2020):
	$129,940
	Est. Population (2020):
	3,266,250







	Washington DC MSA
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	The property is located within the Washington D.C. MSA. Washington D.C is the capital of the United States and is surrounded by the Suburban Virginia and Suburban Maryland MSAs.  The MSA is home to the federal government and the majority of its supporting federal agencies. Education within the MSA is incredibly rich, with 48.0% (Census 2012) of the population holding a bachelor’s degree or higher, top in the nation. The MSA is home to Georgetown University, George Washington University, Catholic University, American University, Gallaudet and several other higher education institutions. The MSA’s labor market is strong with unemployment at a post-recession low. Moodys forecasts Washington D.C’s economy will grow at an above average pace in the near term as steady gains in high tech, professional services, and leisure/hospitality easily make up for diminishing federal payroll losses. The BLS reports total private employment increased by 52,200 jobs (2.0%) in the MSA. The Washington D.C region benefits from an extensive interstate highway system, including I-95, I-295, I-495 (Capital Beltway) and I-66. The Washington Metropolitan Transit Authority (WMATA) operates an interconnected rail and bus service that serves 3.5 million people within a 1,500 square mile area. The MSA is also well served by Amtrak, MARC train, Virginia Railway Express and three major international airports; Dulles International, Reagan National and Baltimore-Washington International. Occupancy within the MSA remains strong at 94.2% and asking rents are projected to increase on average by 2.3% annually over the next five years. The MSA is expected to have positive absorption in 2016 of 3,371 units. The annualized five-year forecast for absorption within the MSA projects that 2,526 units will be built and 2,009 units absorbed equating to a 1.3 construction to absorption ratio.

	Largest Employers

	Washington, DC
	No. of Employees

	Naval Support Activity Washington
	23,511

	Inova Health System
	16,000

	SAIC Inc.
	15,441

	Northrup Grumman Corp.
	15,053

	MedStar Health
	14,158



	Washington DC Metro Apartment Statistics (REIS 1Q 2016)

	Vacancy:
	5.8%
	Previous Quarter Vacancy:
	6.1%
	Inventory (units):
	100,535

	Asking Rent:
	$1,625
	Previous Quarter Asking Rent:
	$1,629
	Absorption (units):
	502

	
	
	
	
	
	

	Unemployment:
	4.2%
	Avg. Household Income (2016):
	$165,209
	Population (2016):
	673,070

	
	
	
	
	
	

	As of:
	Feb-16
	Est. Household Income (2020):
	$176,062
	Est. Population (2020):
	697,620









	Suburban Maryland MSA
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	The property is located within the Suburban Maryland MSA, which partially surrounds the District of Columbia on the north and east. The region is home to a diversified economy, including biotechnology and life sciences, as well as several federal entities. Lockheed Martin, Constellation Energy, Marriott International, and Coventry Health Care are among the Fortune 500 companies within the MSA. The MSA is also home to Andrews Air Force Base and Fort George G. Meade Army post, which is also the headquarters for the National Security Agency. While Fort Meade is already a main economic driver in Suburban Maryland, approximately 4,500 federal employees and 20,000 contractors were relocated to Fort Meade due to the Base Closure and Realignment Commission. Also located in the MSA are the National Institute of Health (NIH) and Walter Reed National Military Medical Center. The area is characterized by its highly educated workforce with 48.0% of the population possessing a bachelor’s degree or higher. Suburban Maryland is served by the Washington Metropolitan Area Transit Authority (WMATA) which includes Metrorail and Metrobus. The area is also served by Amtrak, the MARC train, and three major international airports: Baltimore-Washington International, Reagan National, and Dulles International. The Capital Beltway (I-495) provides access throughout the MSA and encircles the DC metropolitan area. The newly-constructed Inter-County Connector (ICC) links existing and proposed development areas between Montgomery County and Prince George’s County. Occupancy within the MSA remains strong at 95.8% and is forecasted to remain above 94.0% through 2019. Asking rents are projected to increase on average by 1.8% annually over the next five years. The MSA is expected to have positive absorption in 2016 of 1,451 units. The annualized five-year forecast for absorption within the MSA projects that 2,922 units will be built and 2,164 units absorbed equating to a 1.4 construction to absorption ratio.

	Largest Employers

	Suburban MD
	No. of Employees

	Naval Support Activity Washington
	23,511

	Inova Health System
	16,000

	SAIC Inc.
	15,441

	Northrup Grumman Corp.
	15,053

	MedStar Health
	14,158



	Suburban MD Metro Apartment Statistics (REIS 1Q 2016)

	Vacancy:
	4.2%
	Previous Quarter Vacancy:
	4.2%
	Inventory (units):
	160,330

	Asking Rent:
	$1,467
	Previous Quarter Asking Rent:
	$1,468
	Absorption (units):
	149

	
	
	
	
	
	

	Unemployment:
	4.2%
	Avg. Household Income (2016):
	$170,690
	Population (2016):
	2,457,600

	
	
	
	
	
	

	As of:
	Feb-16
	Est. Household Income (2020):
	$196,518
	Est. Population (2020):
	2,588,280




	




Suburban VA MSA
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The property is located within the Suburban Virginia MSA, which extends west from the District of Columbia. Suburban Virginia is the most populous and highest-income region of the state. According to a 2014 Forbes report, the top two wealthiest counties in America by median income are found in the MSA, Fairfax and Loudoun Counties. The MSA is home to many Fortune 500 companies including Freddie Mac, Northrop Grumman, General Dynamics, Capital One, Booz Allen Hamilton, and several other corporations. In addition, the MSA is home to many federal entities such as the Pentagon, Central Intelligence Agency, Marine Corps Base Quantico, Fort Belvoir, Fort Meyer, and the US Patent and Trademark Office. Education within the MSA is incredibly rich, with 48.0% of the population holding a bachelor’s degree or higher, top in the nation. Tyson’s Corner, which contains the largest mall in the DC area, is the largest business district in the MSA and 12th largest in the United States. The Tyson’s area is expected to grow with the recent and future expansion of the MetroRail through the area. The MSA is served by the Washington Metropolitan Area Transit Authority (WMATA), Virginia Railway Express, Amtrak and three major international airports: Dulles International, Reagan National and Baltimore-Washington International. I-495, Route 66, and Dulles Toll Road provide primary access to the area. Occupancy within the MSA remains strong at 95.6%. Asking rents are projected to increase on average by 2.5% annually over the next five years. The MSA is expected to have positive absorption of 3,569 units in 2016. The annualized five-year forecast for absorption within the MSA projects that 3,605 units will be built and 2,682 units absorbed equating to a 1.3 construction to absorption ratio.

	Largest Employers

	Suburban VA
	No. of Employees

	Naval Support Activity Washington
	23,511

	Inova Health System
	16,000

	SAIC Inc.
	15,441

	Northrup Grumman Corp.
	15,053

	MedStar Health
	14,158



	Suburban VA Metro Apartment Statistics (REIS 1Q 2016)

	Vacancy:
	4.4%
	Previous Quarter Vacancy:
	4.6%
	Inventory (units):
	180,861

	Asking Rent:
	$1,693
	Previous Quarter Asking Rent:
	$1,688
	Absorption (units):
	825

	
	
	
	
	
	

	Unemployment:
	4.2%
	Avg. Household Income (2016):
	$188,636
	Population (2016):
	2,891,630

	
	
	
	
	
	

	As of:
	Feb-16
	Est. Household Income (2020):
	$226,845
	Est. Population (2020):
	3,067,570







	Raleigh-Durham MSA
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	The property is located within the Raleigh-Durham MSA. The MSA is considered to be a part of the Research Triangle due to the major research universities in the area: North Carolina State University, Duke University, and UNC-Chapel Hill. Raleigh has a diversified economy that includes banking, financial services, clothing and apparel, as well as high-tech and biotech research. The metro area’s labor force is highly educated, with 43% holding a bachelor’s degree or higher. Raleigh’s labor force rose 3.2% in 2015, 16th fastest in the nation. Low business costs and the availability of cheap skilled labor relative to other tech hubs has attracted investment in Raleigh’s technology industry. Forbes ranked the MSA as the third best for young professionals in 2016 out of the 100 largest metro areas. Major freeways in the area include I-40, the Raleigh Beltline (I-440), and the new outer beltway that is currently under development, I-540. Public Transportation in and around the area is provided by Capital Area Transit, Triangle Transit, and NC State University which all offer bus services. Raleigh-Durham International Airport is the region’s primary airport. Occupancy within the MSA is 94.1% and asking rents are expected to increase by 2.8% annually over the next five years. The MSA is expected to have positive absorption in 2016 of 3,480 units. The annualized five year forecast for absorption within the MSA projects that 2,053 units will be built and 1,983 units will be absorbed equating to a 1.0 construction to absorption ratio.

	Largest Employers

	Raleigh
	No. of Employees

	IBM Corp.
	10,000

	WakeMed Health & Hospitals
	8,422

	North Carolina State University
	7,876

	Food Lion Stores
	7,197

	Cisco Systems
	5,500



	Raleigh-Durham Metro Apartment Statistics (REIS 1Q 2016)

	Vacancy:
	5.9%
	Previous Quarter Vacancy:
	6.0%
	Inventory (units):
	119,412

	Asking Rent:
	$969
	Previous Quarter Asking Rent:
	$961
	Absorption (units):
	528

	Unemployment:
	4.8%
	Avg. Household Income (2016):
	$125,723
	Population (2016):
	1,847,330

	
	
	
	
	
	

	As of:
	Feb-16
	Est. Household Income (2020):
	$144,945
	Est. Population (2020):
	2,139,820









	Charlotte NC MSA
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	The property is located within the Charlotte MSA. The MSA houses the second largest banking center in the United States behind New York City. Bank of America, the largest institution by assets in the United States, was founded and maintains headquarters in Charlotte. Charlotte is the home to many Fortune 500 company headquarters such as Lowes, Duke Energy, Family Dollar and Goodrich Corporation. Charlotte is currently the 23rd most populous MSA in the nation, but is forecasted to grow to the 18th by 2025. Forbes has Charlotte ranked 13th in terms of fastest growing cities for 2016. Charlotte benefits from its location between population centers in the northeast and the southeast as well as major interstate highways including I-85, I-77, I-277, and I-485. Public transportation is provided by the Charlotte Area Transit System which operates the light rail system, historic trolleys, express shuttles, and bus lines. Charlotte/Douglas International Airport is the eighth busiest airport in the United States and is served by both domestic and international airlines. Occupancy within the MSA remains stable at 94.8% and is projected to remain above 93.1% through 2020. Asking rents are projected to increase on average by 3.4% annually over the next five years. The MSA is expected to have positive absorption in 2016 of 4,337 units. The annualized five-year forecast for absorption within the MSA projects that 2,840 units will be built and 2,195 units absorbed per annum equating to a 1.3 construction to absorption ratio.

	Largest Employers

	Charlotte
	No. of Employees

	Carolinas Healthcare Systems
	35,000

	Wells Fargo Corporation
	22,100

	Wal-Mart Stores Inc.
	16,100

	Bank of America
	15,000

	Lowe’s Cos. Inc.
	12,960



	Charlotte Metro Apartment Statistics (REIS 1Q 2016)

	Vacancy:
	5.2%
	Previous Quarter Vacancy:
	4.4%
	Inventory (units):
	113,172

	Asking Rent:
	$980
	Previous Quarter Asking Rent:
	$970
	Absorption (units):
	30

	Unemployment:
	5.3%
	Avg. Household Income (2016):
	$116,144
	Population (2016):
	2,456,620

	
	
	
	
	
	

	As of:
	Feb-16
	Est. Household Income (2020):
	$134,301
	Est. Population (2020):
	2,755,370









	Birmingham MSA
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	The property is located within the Birmingham MSA. Birmingham is the largest city in Alabama and is home to the University of Alabama-Birmingham, which drives the metro economy. Birmingham ranks as one of the most important business centers in the Southeastern United States and is the fourth largest banking center in the country. It is home to three of the Top 50 banks in the United States including Regions Financial Corporation, and is a regional headquarters for Wells Fargo. Other notable employers include Liberty National, Pepsi Cola Company and the Coca-Cola Bottling Company. Birmingham has one of the most extensive networks of highways and roadways in the Southeast. The city is served by I-20, I-65, I-59, and I-22, as well as I-459. The city is a key railroad hub for Alabama and the entire Southeast region. Air transportation is provided by the Birmingham-Shuttlesworth International Airport.  Birmingham is the cultural and entertainment capital of Alabama, with numerous art galleries in the area and the Birmingham Museum of Art, the largest art museum in the Southeast. Occupancy within the MSA is 93.1% and is forecasted to average 93.1% over the next five years. Asking rents are projected to increase on average by 2.4% annually over the next five years. The MSA is expected to have positive absorption in 2016 of 951 units. The annualized five year forecast for absorption within the MSA projects that 564 units will be built and 560 units absorbed, equating to a 1.0 construction to absorption ratio.

	Largest Employers

	Birmingham
	No. of Employees

	University of Alabama at Birmingham
	23,000

	Regions Financial Corporation
	7,000

	CHRISTUS St. Vincent Regional Medical Center
	4,644

	Children’s Health System
	4,578

	Honda Manufacturing
	4,000



	Birmingham Metro Apartment Statistics (REIS 1Q 2016)

	Vacancy:
	6.9%
	Previous Quarter Vacancy:
	6.6%
	Inventory (units):
	45,098

	Asking Rent:
	$823
	Previous Quarter Asking Rent:
	$814
	Absorption (units):
	197

	Unemployment:
	5.9%
	Avg. Household Income (2016):
	$117,773
	Population (2016):
	1,148,110

	
	
	
	
	
	

	As of:
	Feb-16
	Est. Household Income (2020):
	$136,815
	Est. Population (2020):
	1,183,710









	Central Region
	


	Chicago MSA
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	The property is located within the Chicago MSA, which is primarily influenced by the City of Chicago, IL.  The City of Chicago is the third largest in the United States.  Chicago is considered one of the major financial centers in the country, and its futures, options, and commodity exchanges have established the city as an international financial trading center.  The region has a diversified economic base and has numerous world-renowned cultural attractions, including a variety of famous museums, parks, and travel destinations.  Chicago is home to 31 Fortune 500 companies and is in the top five cities in the country when it comes to emerging technology hubs. Venture capital flowing into Chicago startups has increased with nearly $1.6 billion total funding (50% higher than 2013) in 2014.  Big name tech companies like Google and Amazon are expanding their presence in Chicago.  Google opened a new office with over 650 employees in the West Loop in December 2015. Last year’s addition of thousands of jobs at Amazon’s warehouses in Juliet and Goose Island continues to contribute to the demand for rentals in the area.  Beam-Suntory recently announced that it is moving its headquarters from Deerfield to downtown and GE is moving its healthcare division headquarters from the U.K. to Chicago.  Employment growth is expected to climb 1.3% in 2016 as roughly 60,000 jobs are generated.  The MSA has an extensive highway system, consisting of I-55, I-88, I-90, I-94 and I-290.  The Regional Transportation Authority coordinates and operates three public transportation agencies, which provide bus and light rail service throughout the region.  The Chicago Transit Authority provides transportation in the city and to a few suburbs outside of city limits, by way of Chicago’s train system known as the “L”.  Additionally, METRA provides commuter rail service to Cook, DuPage, Will, Lake, Kane, and McHenry counties in Illinois.  The two primary airports serving the area are O’Hare International Airport, the fourth busiest airport in the world, and the Chicago Midway International Airport.  Occupancy within the MSA remains stable at 96.2%, and is expected to remain stable through 2020, remaining above 95.4%.  Asking rents are forecasted to increase on average, by 2.8% annually over a five year period.  The MSA is expected to have positive absorption in 2016 of 5,018 units.  The annualized five-year forecast for absorption within the MSA projects that 3,369 units will be built and 2,498 units absorbed per annum equating to a 1.4 construction to absorption ratio.

	Largest Employers

	Chicago
	No. of Employees

	Advocate Health Care System
	18,556

	University of Chicago
	16,025

	JPMorgan Chase & Co.
	15,015

	Northwestern Memorial Healthcare
	14,550

	Walgreen Co.
	14,528



	Chicago Metro Apartment Statistics (REIS 1Q 2016)

	Vacancy:
	3.8%
	Previous Quarter Vacancy:
	3.8%
	Inventory (units):
	460,379

	Asking Rent:
	$1,235
	Previous Quarter Asking Rent:
	$1,232
	Absorption (units):
	260

	Unemployment:
	6.8%
	Avg. Household Income (2016):
	$146,113
	Population (2016):
	8,013,200

	
	
	
	
	
	

	As of:
	Feb-16
	Est. Household Income (2020):
	$179,154 
	Est. Population (2020):
	8,149,170




	Cincinnati MSA
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	The property is located within the Cincinnati MSA.  The MSA’s diversified economic base includes manufacturing, wholesale and retail trade, insurance and finance, education and health services, government, and transportation.  Cincinnati is home to 10 Fortune 500 companies including Proctor & Gamble, The Kroger Company, Macy’s, and American Financial Group. GE continues to expand its strong presence in the area with its U.S. Global Operations Center in downtown Cincinnati currently under construction and expected to open by the end of 2016, bringing up to 2,000 new positions to the facility. In addition, GE recently announced a $500 million expansion over the next four years in GE Aviation’s Evendale headquarters. Cincinnati employment will increase by 2.0% in 2016, as more than 21,000 will be added in 2016. Job growth is expected to be led by positions in the trade, transportation and utilities sector. Cincinnati’s urban landscape is transitioning to include more mixed-use development as a multitude of residents are choosing to live closer to both entertainment venues located downtown and work.  Apartment development in 2016 is increasing to the highest level since 2000 and is expected to double 2015’s number of completions. Demand is not expected to keep pace with the increased supply this year; however, job growth will continue to bring demand in the upcoming years as Cincinnati’s economy is the fastest-growing economy in the Midwest.  Interstates I-71, I-74, and I-75 serves as the main thoroughfares within the MSA.  Cincinnati is served by the Cincinnati/Northern Kentucky International Airport.  Occupancy within the MSA remains stable at 96.5% and is expected to remain stable through 2020, remaining above 95.4%.  Asking rents are projected to increase 2.1% annually over the next five years. The MSA is expected to have positive absorption of 1,244 units in 2016.  The annualized five-year forecast for absorption within the MSA projects that 894 units will be built and 564 units absorbed per annum equating to a 1.6 construction to absorption ratio.

	Largest Employers

	Cincinnati
	No. of Employees

	Kroger Co.
	21,646

	University of Cincinnati
	16,016

	Cincinnati Children’s Hospital Medical Center
	14,944

	TriHealth, Inc.
	11,800

	Procter & Gamble Co.
	11,000



	Cincinnati Metro Apartment Statistics (REIS 1Q 2016)

	Vacancy:
	3.5%
	Previous Quarter Vacancy:
	3.2%
	Inventory (units):
	108,899

	Asking Rent:
	$816 
	Previous Quarter Asking Rent:
	$811
	Absorption (units):
	353

	Unemployment:
	4.9%
	Avg. Household Income (2016):
	$122,770
	Population (2016):
	2,171,390

	
	
	
	
	
	

	As of:
	Feb-16
	Est. Household Income (2020):
	$150,701
	Est. Population (2020):
	2,231,010








	Columbus MSA
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	The property is located within the Columbus MSA.  Columbus is the state capital, and is located 110 miles northeast of Cincinnati, and 127 miles southwest of Cleveland.  Columbus has a well-diversified economy represented by the education, insurance, banking, medical research, and technology industries.  Columbus is home to Battelle Memorial Institute, the world’s largest private research and development foundation and Chemical Abstracts Service, the world’s largest clearinghouse of chemical information.  Banking and insurance are also vital to the local economy as Huntington National Bank, PNC Bank, JPMorgan Chase Bank and Nationwide Insurance all have major employment bases in Columbus.  Companies using the MSA as a distribution hub include The Limited, Inc., Kraft Foods, The Gap, Mars, Frito Lay, Target, DSW, Express, and JCPenney.  Amazon is in the process of building two distributions centers in the area, creating an expected 2,000 new jobs in the region.  In the healthcare sector, Nationwide Children’s Hospital, a major employer of the area, is in the process of a $130 million expansion of its campus to include a six-story outpatient care building and a suite of faculty offices that will be finished in early 2017. Job growth is attracting workers in the prime renter age group of 20 to 34-year-olds, which now compose a quarter of the local population.  Columbus employers added 20,200 workers in 2015 and will accelerate hiring with 25,000 new jobs this year, a 2.4% gain.  Major highways include I-70, I-717, I-670 and I-270. Air transportation is provided by the Port Columbus International Airport and public transportation is provided by the Central Ohio Transit Authority.  The MSA is home to more than 12 institutions of higher learning including The Ohio State University, and Franklin University. The Ohio State University is one of the largest universities in the country and is a significant economic driver within the MSA.  Occupancy within the MSA remains stable at 95.1% and is and is expected to decline slightly to 94.3% by 2020.  Asking rents are projected to increase 2.6% annually over the next five years.  The MSA is expected to have positive absorption in 2016 of 1,913 units.  The annualized five-year forecast for absorption within the MSA projects that 1,279 units will be built and 1,023 units absorbed per annum equating to a 1.3 construction to absorption ratio.

	Largest Employers

	Columbus
	No. of Employees

	The Ohio State University
	27,656

	JPMorgan Chase & Co.
	20,475

	OhioHealth
	19,182

	The Kroger Co.
	17,397

	Nationwide
	12,433



	Columbus Metro Apartment Statistics (REIS 1Q 2016)

	Vacancy:
	4.9%
	Previous Quarter Vacancy:
	5.0%
	Inventory (units):
	134,168

	Asking Rent:
	$814
	Previous Quarter Asking Rent:
	$808
	Absorption (units):
	349

	Unemployment:
	4.5%
	Avg. Household Income (2016):
	$119,527
	Population (2016):
	2,035,040

	
	
	
	
	
	

	As of:
	Feb-16
	Est. Household Income (2020):
	$146,980
	Est. Population (2020):
	2,147,620









	Dallas MSA
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	The property is located within the Dallas - Fort Worth MSA.  Dallas is the fourth largest MSA in the United States and is the largest MSA in Texas.  The Dallas - Fort Worth MSA is home to 21 Fortune 500 companies; its diversified economy consists of trade, professional services, and education and health services.  The future of the Dallas - Fort Worth metro area remains optimistic with the Metroplex economy and rental market appearing to be on an upward trend.  Corporate expansions in the Dallas - Fort Worth MSA are fueling demand for area apartments, keeping vacancy tight this year as a record number of apartments are delivered.  JP Morgan Chase, McKesson Corp. and Pegasus Foods have recently announced expansion plans in the area, joining a long list of widely recognized companies growing or relocating to the area, including Liberty Mutual, FedEx, and State Farm.   A friendly business environment, skilled labor pool and an attractive place to live are drawing these companies from across the country.  The thousands of jobs created by these expansions are spurring strong demand for rental housing, especially among young professionals.   JPMorgan Chase recently announced its plan to move 6,000 workers to a new office campus in the area, starting the relocation process in 2017 and finishing in 2019.  Toyota is in the process of moving its corporate headquarters to the Dallas area, bringing approximately 4,000 jobs.  The headquarters is expected to be completed in early 2017. Companies are expected to create 70,000 positions in the Metroplex this year, an annual increase of 2.0%.  Though a slip from last year’s gain of 126,000 jobs, or 3.8% advance, the region is expected to continue to grow at a faster pace than the national average.  Six interstates and 18 U.S. and state highways comprise the Dallas - Fort Worth MSA highway system.  The Dallas Area Rapid Transit Authority (DART) provides public transportation via bus and light rail throughout the MSA.  The Dallas - Fort Worth International Airport serves the MSA and is the tenth busiest airport in the world.  Occupancy within the MSA is stable at 94.8% and is forecasted to slightly decline to 93.3% by 2020. Asking rents are projected to increase 3.1% annually over a five-year period.  The MSA is expected to have positive absorption in 2016 of 11,318 units.  The annualized five-year forecast for absorption within the MSA projects that 8,451 units will be built and 6,249 units absorbed per annum equating to a 1.4 construction to absorption ratio.

	Largest Employers

	Dallas
	No. of Employees

	Wal-Mart Stores, Inc.
	34,698

	Bank of America Corp.
	20,000

	Carlson Restaurants Worldwide
	19,999

	Texas Health Resources
	19,230

	Baylor Health Care System
	16,850



	Dallas Metro Apartment Statistics (REIS 1Q 2016)

	Vacancy:
	5.2%
	Previous Quarter Vacancy:
	4.9%
	Inventory (units):
	458,835

	Asking Rent:
	$1,004
	Previous Quarter Asking Rent:
	$995
	Absorption (units):
	2,719

	Unemployment:
	3.7%
	Avg. Household Income (2016):
	$149,126 
	Population (2016):
	4,778,110

	
	
	
	
	
	

	As of:
	Feb-16
	Est. Household Income (2020):
	$175,718 
	Est. Population (2020):
	5,257,370
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	The property is located within the Houston MSA.  Houston is the fifth largest MSA and fourth largest city in the United States. Houston is second to New York City in Fortune 500 headquarters.  Historically, the area’s strength was in its global leadership in oil and gas technology; however, decreasing oil prices in 2015 resulted in the loss of thousands of oil-industry jobs in Houston, contributing to softness in submarkets near the Energy Corridor. Despite oil prices dropping, job growth remained positive with a net of 20,700 jobs added in 2015.  Houston’s diversified economy is expected to withstand the stress of low oil prices and will not see a repeat of the 1980s oil shock. The depth of Houston’s diversified economy is showing its strength as job growth in the leisure and hospitality (21,000 jobs), education and healthcare sectors (18,000 jobs), as well as in petrochemical companies, helped offset significant job losses in the upstream energy and manufacturing industries. These sectors are largely tied to the overall U.S. economy and therefore are able to withstand the oil shock. The healthcare sector, with over 5.0% employment growth in 2015, is expected to see significant growth moving forward as a result of the 30-acre, $1.5 billion Texas Medical Center (TMC) expansion in West Houston.  TMC accounts for more than 106,000 jobs in the area (3.6% of the workforce).  As part of this expansion, AT&T recently opened a digital health research digital health and Johnson & Johnson opened a biotech incubator at TMC.  REIS 1Q 2016 expects 25,134 units to be delivered in 2016 with a positive net absorption of 15,736.  Despite the over-supply of units, the Class B/C segment remains strong with an occupancy rate of 95.8%. The population in Houston continues to grow and is ranked the highest in absolute population growth in the nation with an expected 2.6% growth in new household formations over the next two years, absorbing on average, 5,118 units a year.  In the long term, above-average population growth as well as expansion in other sectors will help propel above average gains for the metro area.  Houston’s location near Galveston Bay and its connection to the Gulf of Mexico provide significant trade and export links, lending considerable strength to the local economy. The MSA has an extensive highway system comprised of Texas Highway 99, I-10, US Highway 59, Sam Houston Parkway (Beltway) and Loop – 610, which circles downtown Houston. The George Bush Intercontinental Airport is located 23 miles north of the Houston CBD.  Occupancy within the MSA is 93.8% and is forecasted to decrease to 92.8% by 2020.  Asking rents are projected to increase 3.2% annually over the next five years.  The MSA is expected to have a positive net absorption in 2016 of 15,736 units.  The annualized five-year forecast for absorption within the MSA projects that 8,234 units will be built and 6,112 units absorbed per annum equating to a 1.4 construction to absorption ratio.

	Largest Employers

	Houston
	No. of Employees

	Wal-Mart Stores, Inc.
	28,780

	University of Texas
	22,441

	H-E-B
	20,816

	National Oilwell Varco
	17,000

	Memorial Hermann Healthcare System
	13,847



	Houston Metro Apartment Statistics (REIS 1Q 2016)

	Vacancy:
	6.2%
	Previous Quarter Vacancy:
	5.8%
	Inventory (units):
	539,224

	Asking Rent:
	$971
	Previous Quarter Asking Rent:
	$964
	Absorption (units):
	-60

	Unemployment:
	4.7%
	Avg. Household Income (2016):
	$160,030
	Population (2016):
	6,727,330

	
	
	
	
	
	

	As of:
	Feb-16
	Est. Household Income (2020):
	$184,703 
	Est. Population (2020):
	7,378,530




	Minneapolis 
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	The property is located within the Minneapolis–St. Paul MSA.  The MSA is comprised of 11 counties in Minnesota and two counties in Wisconsin.  Nicknamed the “Twin Cities”, Minneapolis and St. Paul are the two largest cities within the MSA.  Minneapolis–St. Paul is the most populous urban area in the state and has the second largest economy in the Midwest.  The MSA has a diverse economy driven by agriculture, retail, healthcare, technology, and the government.  The area is home to 17 Fortune 500 headquarters, including retail giants Target and Best Buy.  Job seekers moving to the region are producing an increased demand for rentals as employers have created more than 100,000 jobs in the last three years.  Over the past 12 months, job growth was widespread with most major employment sectors contributing.   The growth was led by the education and health services sector, which accounted for nearly a third of the new positions, followed by the leisure and hospitality sector.  Strong demand will keep vacancy in the MSA below 4.0% for the sixth consecutive year in 2016.  One of the MSA’s major attractions, the nation’s largest shopping structure, Mall of America, is in the midst of a large-scale expansion.  Plans include the addition of hotels, office space, restaurants and a water park on the mall’s property.   The entire development’s annual economic impact is expected to reach $4.3 billion when the expansion is complete.  The Minnesota Vikings recently purchased the former Northwest Airlines site in Eagan for a new headquarters and practice facility.  Larger redevelopment efforts for the 200 acres include at least 790 multifamily units, nearly 1 million square feet of office space, up to 160,000 square feet of retail and a hotel with a conference center. Buildout is expected to take 15 years.  I-35 and I-94 are the two major thoroughfares within the MSA.  Metro Transit provides public transportation via bus, light rail, and commuter trains and is one of the largest transit systems in the country.  Air transportation is provided by the Minneapolis-St. Paul International Airport, which serves as the major airline gateway for the upper Midwest.  The Twin Cities is home to an abundance of colleges, universities and professional schools, including the main campus of the University of Minnesota.  Occupancy within the MSA is strong at 96.3% and is forecasted to decline slightly to 95.1% by 2020.  Asking rents within the MSA are projected to increase 3.1% annually over the next five years.  The MSA is expected to have a positive net absorption in 2016 of 1,822 units. The annualized five-year forecast for absorption within the MSA projects that 1,978 units will be built and 1,539 units will be absorbed equating to a 1.3 construction to absorption ratio.

	Largest Employers

	Minneapolis-St. Paul
	No. of Employees

	Target Corporation
	31,035

	Allina Health System
	27,150

	University of Minnesota
	25,680

	HealthPartners
	22,340

	Fairview Health System
	21,000



	Minneapolis-St. Paul Metro Apartment Statistics (REIS 1Q 2016)

	Vacancy:
	3.70%
	Previous Quarter Vacancy:
	3.90%
	Inventory (units):
	167,249

	Asking Rent:
	$1,158 
	Previous Quarter Asking Rent:
	$1,152
	Absorption (units):
	584

	Unemployment:
	3.90%
	Avg. Household Income (2016):
	$139,860
	Population (2016):
	3,562,060

	
	
	
	
	
	

	As of:
	Feb-16
	Est. Household Income (2020):
	$155,590
	Est. Population (2020):
	3,752,010









	Austin MSA
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	The property is located within the Austin-Round Rock MSA. The MSA is a metropolitan region of nearly 2.0 million people with a highly trained workforce, renowned quality of life, moderate cost environment and vast experience in technology, manufacturing, and research and development. Austin is the State Capital of Texas, and is located roughly 150 miles northwest of Houston, 190 miles southwest of the Dallas/Fort Worth Metroplex, and 75 miles northeast of San Antonio. Austin has relatively low exposure to the energy industry, so the sharp drop in oil prices that has hurt much of the state has had little discernible effect. Job gains have been broad-based, led by construction, professional services and hospitality. The economic drivers moving forward are expected to be in the fields of information technology, professional services and travel and hospitality. The MSA is home to numerous universities, most notably the University of Texas at Austin (enrollment of over 50,000 students), and Texas State University-San Marcos (enrollment of approximately 38,000 students). I-35 and the Mopac Expressway (Loop 1) are the two major thoroughfares within the MSA. Capital Metro provides bus and metro access to major destinations around the city, as well as Round Rock. Austin-Bergstrom International Airport serves as the principal airport within the MSA. Occupancy within the MSA is 93.7% and is forecast to decline slightly to 92.8% by 2020. Asking rents are projected to increase 2.8% annually over the next five years. The MSA is expected to have positive net absorption in 2016 of 7,099 units. The annualized five-year forecast for absorption within the MSA projects that 3,390 units will be built and 2,724 units absorbed per annum equating to a 1.2 construction to absorption ratio. 

	Largest Employers

	Austin
	No. of Employees

	University of Texas at Austin
	24,183

	Dell, Inc.
	14,000

	Seton Healthcare Network
	12,770

	H-E-B
	10,545

	St. David’s Healthcare
	8,100



	Austin Metro Apartment Statistics (REIS 1Q 2016)

	Vacancy:
	6.30%
	Previous Quarter Vacancy:
	6.10%
	Inventory (units):
	188,491

	Asking Rent:
	$1,092 
	Previous Quarter Asking Rent:
	$1,090 
	Absorption (units):
	1,543

	Unemployment:
	3.1%
	Avg. Household Income (2016):
	$129,048
	Population (2016):
	2,048,540

	
	
	
	
	
	

	As of:
	Feb-16
	Est. Household Income (2020):
	$149,104
	Est. Population (2020):
	2,348,840









	Kansas City MSA
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	The property is located within the Kansas City MSA. The MSA is home to a diverse economy encompassing the agricultural, manufacturing, and governmental sectors. There are several Fortune 500 companies headquartered within the MSA, including Sprint Nextel Corporation, H&R Block, and International Assets Holding Corporation. I-70 and I-435 are the two major thoroughfares within the MSA. The MSA also includes Kansas City Airport, which provides flights domestically and internationally. The Kansas City Area Transit Authority offers a convenient and innovative form of mass transit with their “MAX” bus service. The MSA is a cultural center, rich with live blues and jazz music, theatre companies, and distinctive cuisine. Occupancy within the MSA is 96.0% and is forecast to decline slightly to 94.7% in 2020. Asking rents are projected to increase 2.6% annually over the five-year period. The MSA is expected to have positive net absorption in 2016 of 2,533 units. The annualized five-year forecast for absorption within the MSA projects that 1,657 units will be built and 1,298 units absorbed per annum, equating to a 1.3 construction to absorption ratio. 

	Largest Employers

	Kansas City
	No. of Employees

	Cerner Corp.
	9,850

	HCA Midwest Health System
	9,394

	Saint Luke’s Health System
	8,914

	Sprint Corp.
	7,500

	Children’s Mercy Hospital & Clinics
	5,905



	Kansas City Metro Apartment Statistics (REIS 1Q 2016)

	Vacancy:
	4.00%
	Previous Quarter Vacancy:
	4.20%
	Inventory (units):
	125,918

	Asking Rent:
	$809 
	Previous Quarter Asking Rent:
	$805 
	Absorption (units):
	265

	Unemployment:
	4.5%
	Avg. Household Income (2016):
	$123,126 
	Population (2016):
	2,086,030

	
	
	
	
	
	

	As of:
	Feb-16
	Est. Household Income (2020):
	$149,461 
	Est. Population (2020):
	2,141,470
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	The property is located within the Omaha MSA. The MSA is a major commercial hub in the Midwest, and is widely regarded as the telecommunications capital of the United States. The MSA has a diversified economy comprised of agriculture, food processing, insurance, healthcare, and education. The MSA is home to several Fortune 500 companies, including ConAgra Foods, Union Pacific Railroad, Mutual of Omaha, and Berkshire Hathaway. Omaha is also home to several universities, including the University of Nebraska at Omaha, Creighton University, Bellevue University, and the University of Nebraska Medical Center. Major thoroughfares within the MSA include interstates I-80, I-480, and I-680. Metro Area Transit provides public transportation throughout Omaha via bus line. Occupancy within the MSA is 96.2% and is forecast to average 94.7% through 2020. Asking rents within the MSA are projected to increase 2.3% annually over the next five years. The MSA is expected to have positive net absorption in 2016 of 1,097 units. The annualized five-year forecast for absorption within the MSA projects that 641 units will be built and 510 units absorbed per annum, equating to a 1.3 construction to absorption ratio.

	Largest Employers

	Omaha
	No. of Employees

	Offutt Air Force Base
	>7,500

	CHI Health
	>7,500

	Nebraska Medical Center
	5,000-7,499

	The Methodist Health System
	5,000-7,499

	First Data Corp.
	2,500-4,999



	Omaha Metro Apartment Statistics (REIS 1Q 2016)

	Vacancy:
	3.80%
	Previous Quarter Vacancy:
	4.10%
	Inventory (units):
	43,107

	Asking Rent:
	$807 
	Previous Quarter Asking Rent:
	$804 
	Absorption (units):
	119

	Unemployment:
	3.6%
	Avg. Household Income (2016):
	$132,665
	Population (2016):
	920,990

	
	
	
	
	
	

	As of:
	Feb-16
	Est. Household Income (2020):
	$152,312
	Est. Population (2020):
	963,790









	Detroit MSA
Return to Menu
Return to MSA Menu


	The property is located within the Detroit MSA, the 11th largest metro area in the United States. Detroit is the largest city in Michigan and a major city among the primary cultural, financial, and transportation centers in the Detroit metro area. Detroit and the surrounding region constitutes a major center of commerce and global trade, most notably as home to America's Big Three automobile companies - General Motors, Ford, and Chrysler. Known as the Motor City, Detroit is the traditional automotive center of the world. Although the disruption of the automobile industry caused by the financial crisis was a major setback to the city, profits from domestic automakers are now helping to uplift the area. Firms headquartered in Detroit include Quicken Loans, auto parts maker American Axle & Manufacturing and DTE Energy. Additionally, casino gaming plays an important economic role in the MSA, with casino resort hotels accounting for significant tax revenue along with thousands of new jobs. Detroit is also known as Motown due to a prominent live music scene in the city that dates back to the 1940s. Four major interstate highways surround the city, which include I-75, I-95, I-94 and I-275. Air transportation is provided by the Detroit Metropolitan Wayne County Airport, a primary hub for Delta Air Lines. The Detroit Department of Transportation provides bus service within the city, and the Suburban Mobility Authority for Regional Transportation provides bus service in the outlying suburbs. A 2.9-mile light rail system, named the People Mover, also operates in downtown Detroit. Occupancy within the MSA is 97.5% and is expected to average 97.2% through 2020. The MSA is expected to have positive net absorption in 2016 of 1,654 units.  Asking rents within the MSA are projected to increase 2.3% annually over the next five years. The annualized five-year forecast for the absorption within the MSA projects that 735 units will be built and 566 units will be absorbed, equating to a 1.3 construction to absorption ratio.
	
	Largest Employers

	Detroit
	No. of Employees

	Ford Motor Company
	43,977

	Chrysler Group LLC
	32,106

	General Motors Corp.
	30,570

	Henry Ford Health Center
	17,492

	CHE Trinity Health
	14,341



	Detroit Metro Apartment Statistics (REIS 1Q 2016)

	Vacancy:
	2.50%
	Previous Quarter Vacancy:
	2.60%
	Inventory (units):
	214,965

	Asking Rent:
	$930 
	Previous Quarter Asking Rent:
	$924
	Absorption (units):
	314

	Unemployment:
	5.4%
	Avg. Household Income (2016):
	$120,231
	Population (2016):
	4,456,060

	
	
	
	
	
	

	As of:
	Feb-16
	Est. Household Income (2020):
	$149,492
	Est. Population (2020):
	4,478,420










	San Antonio MSA
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	The property is located in the city of San Antonio, Bexar County, within the San Antonio MSA. The MSA is located in the south central portion of Texas, 140 miles northwest of the Gulf of Mexico, 80 miles south of Austin, and 200 miles west of Houston. San Antonio is the second-largest city in Texas.  Its economy is driven by dynamic oil and natural gas industry, diverse manufacturing, financial services, and a proliferating biomedical/biotechnology industry. The city’s financial services industry employs approximately 86,000 workers having grown nearly 30% since the recession. San Antonio is home to five Fortune 500 companies including Valero Energy Corp, Tesoro Petroleum Corp., USAA, Clear Channel Communications, and NuStar Energy and numerous corporate headquarters including HEB Grocery and USAA Insurance. San Antonio has attained the reputation of being a leader in the health care field largely due to the South Texas Medical Center which serves as a major healthcare hub with strong medical research and training programs. The Center consists of forty-five medically related institutions, separate medical, dental and nursing schools, fiver higher education instructions, twelve hospitals and five specialty instructions, spanning 900 acres and employing over 25,000 people. The region is also home to a large concentration of military facilities, including Fort Sam Houston, Lackland Air Force Base, Randolph Air Force Base, and others, providing employment to over 89,000 individuals. The tourism industry in San Antonio area attracts millions of visitors and employs over 90,000 people every year; major attractions include the Riverwalk, The Pearl Brewery, Fiesta Texas Six Flags and Sea World. The city is home to numerous public and private universities, the largest being University of Texas at San Antonio, which has grown significantly in recent years, to over 28,000 students and the eight-largest university in Texas.  Occupancy within the MSA is 93.3% and is forecast to average 93.2% through 2020. Asking rents within the MSA are projected to increase annually 2.9% over the next five years. The MSA is expected to have positive absorption of 4,057 units in 2016. The five-year forecast for absorption within the MSA projects that 2,081 units will be built and 1,785 units will be absorbed per annum, equating to a 1.2 construction to absorption ratio.

	Largest Employers

	San Antonio
	No. of Employees

	Lackland AFB
	37,097

	Fort Sam Houston
	32,000

	H-E-B
	20,000

	USAA
	17,000

	Randolph Air Force Base
	11,068



	San Antonio Metro Apartment Statistics (REIS 1Q 2016)

	Vacancy:
	6.70%
	Previous Quarter Vacancy:
	6.10%
	Inventory (units):
	166,409

	Asking Rent:
	$848 
	Previous Quarter Asking Rent:
	$844
	Absorption (units):
	274

	Unemployment:
	3.50%
	Avg. Household Income (2016):
	$121,321
	Population (2016):
	2,403,470

	
	
	
	
	
	

	As of:
	Jan-16
	Est. Household Income (2020):
	$136,742
	Est. Population (2020):
	2,606,690











	Western Region
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	The property is located within the Denver MSA. The MSA offers world-class skiing, hiking, mountain biking and other outdoor activities. Denver’s economy is comprised of federal agencies, high-tech, financial, educational, tourism and distribution services. The MSA is comprised of interstates I-25, I-70 and I-76. The Regional Transportation District (RTD) provides public transportation within the MSA via bus and light rail service. The RTD recently opened the University of Colorado A Line, which is a 23-mile commuter rail line that runs from Union Station to Denver International Airport.  Denver International Airport, serves as the primary airport within the MSA. Major industry sectors include aerospace, broadcast and telecommunications, healthcare & wellness, financial services, bioscience, energy and IT-software. Denver’s Office of Economic Development (OED) reported the creation of 4,164 new jobs, $304M in capital investments, and 628 affordable housing units added in 2015. United Airlines selected Denver as its consolidated flight training center, bringing approximately 250 additional high-paying jobs, plus more than $40 million in upgrades to its current Stapleton facilities. Other major business expansion in 2015 includes Gusto, bringing 100 full-time positions to the city’s downtown and plans to add an addition a1,00 jobs within a few years; KPMG opening its first of several “Ignition Center’s” bringing 125 jobs; Comcast opening a new technology hub in LoDo, employing 600; Transamerica establishing a new downtown office adding an additional 200 employees to its already 400 strong workforce; and Sunrun selecting Denver as an expansion city, which will bring 800+ jobs over the next five years. Occupancy within the MSA is 95.1% and is forecast to average 94.3% through 2020. Asking rents are projected to increase 3.1% annually over a five-year period. The MSA is expected to have positive net absorption of 4,793 units in 2015. The annualized five-year forecast for absorption within the MSA projects that 3,381 units will be built and 2,748 units absorbed equating to a 1.2 construction to absorption ratio.

	Largest Employers

	Denver
	No. of Employees

	HealthONE
	8,360

	CenturyLink
	6,500

	Exempla Healthcare
	6,030

	University of Colorado Hospital
	5,750

	Children’s Hospital 
	5,650



	Denver Metro Apartment Statistics (REIS 1Q 2016)

	Vacancy:
	4.90%
	Previous Quarter Vacancy:
	4.40%
	Inventory (units):
	194,634

	Asking Rent:
	$1,169
	Previous Quarter Asking Rent:
	$1165
	Absorption (units):
	351

	Unemployment:
	3.10%
	Avg. Household Income (2016):
	$142,446
	Population (2016):
	2,840,720

	
	
	
	
	
	

	As of:
	Jan-16
	Est. Household Income (2020):
	$168,953
	Est. Population (2020):
	3,030,290
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	The property is located within the Los Angeles MSA. Los Angeles is the second largest MSA in the United States and has a diverse economy comprised of business, international trade, entertainment, fashion design, media, science, and technology. Los Angeles is one of the largest manufacturing centers in the United States, and has the largest ports in North America – The ports of Los Angeles and Long Beach. Major freeways include the Santa Monica Freeway (I-10), Hollywood (US Highway 101), Pasadena (I-110), and Golden State (I-5) all serving Central Los Angeles. The city is home to six Fortune 500 companies and features three of the six major film studios within its city limits. The Los Angeles County Metropolitan Transportation Authority provides public transportation via bus lines, subway and light rail services throughout the area. The Los Angeles International Airport (LAX) is the world’s sixth busiest airport and the third busiest in the United States. Per the Census Bureau, the Los Angeles MSA has a 49.8% homeownership rate, with the average home valued above $450,000. Occupancy within the market remains strong at 96.8% and is forecast to average 96.1% through 2020.  Asking rents are projected to increase 2.6% annually over a five-year period. The MSA is expected to have positive absorption of 6,995 units in 2016. The annualized five-year forecast for absorption within the MSA projects that 5,594 units will be built and 3,886 units absorbed equating to a 1.4 construction to absorption ratio. 

	Largest Employers

	Los Angeles
	No. of Employees

	Kaiser Permanente
	35,991

	University of California Los Angeles
	31,889

	Northrop Grumman Corp.
	17,000

	Target Corp.
	15,000

	Providence Health Systems
	15,000



	Los Angeles Metro Apartment Statistics (REIS 1Q 2016)

	Vacancy:
	3.20%
	Previous Quarter Vacancy:
	3.30%
	Inventory (units):
	782,597

	Asking Rent:
	$1,630
	Previous Quarter Asking Rent:
	$1,623
	Absorption (units):
	748

	Unemployment:
	5.20%
	Avg. Household Income (2016):
	$162,120
	Population (2016):
	10,222,000

	
	
	
	
	
	

	As of:
	Jan-16
	Est. Household Income (2020):
	$198,473 
	Est. Population (2020):
	10,553,120










	Phoenix - Mesa MSA
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	The property is located within the Phoenix-Mesa MSA. Phoenix is the capital and largest city located in Arizona. Phoenix has a diverse economy, comprised of manufacturing, professional services and industrial companies. Phoenix metro area had the 4th largest number increase in population gain for the US in 2015. Phoenix finished out 2015 on a high note, finally recovering all jobs that were lost during the recession; year-over-year growth in payroll employment has outpaced that in the rest of the state for the majority of the recovery. Pet Smart, US Airways Group and U-Haul all have headquarters within the MSA. Apple is taking over operations of a Mesa-based plant, investing $2 billion over the next decade to transform the facility into a cloud-computing command center. Phoenix Children’s Hospital broke ground in December 2015 on a $60M project that will include a $40M emergency department and Level 1 pediatric trauma center. The center will accommodate 100,000 patients, up from PCH’s existing capacity of 22,000; expected completion is late 2017. Valley Metro provides public transportation throughout the MSA via trains, buses and a recently completed 20-mile light rail project called METRO. The Phoenix Sky Harbor International Airport is the ninth busiest airport in the United States and provides flights to destinations domestically and internationally. In 2010, nearly 10,000 apartment units were absorbed; this was a result of sales velocity within the single family sector being at its lowest in 14 years. Occupancy within the MSA is stable at 95.0% and to average 94.8% through 2020. Asking rents are projected to increase 3.3% annually over a five-year period. The MSA is expected to have positive absorption of 6,935 units in 2016. The annualized five-year forecast for absorption within the MSA projects that 3,747 units will be built and 3,245 units absorbed equating to a 1.2 construction to absorption ratio.

	Largest Employers

	Phoenix
	No. of Employees

	Wal-Mart Stores, Inc.
	32,169

	Banner Health System
	25,270

	Wells Fargo
	14,713

	Arizona State University
	12,222

	Intel Corp.
	11,900



	Phoenix Metro Apartment Statistics (REIS 1Q 2016)

	Vacancy:
	5.00%
	Previous Quarter Vacancy:
	4.70%
	Inventory (units):
	273,267

	Asking Rent:
	$892
	Previous Quarter Asking Rent:
	$881
	Absorption (units):
	1,979

	Unemployment:
	4.50%
	Avg. Household Income (2016):
	$109,515 
	Population (2016):
	4,680,580

	
	
	
	
	
	

	As of:
	Jan-16
	Est. Household Income (2020):
	$126,342
	Est. Population (2020):
	5,230,570
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	The property is located within the Seattle MSA. Seattle is the largest city in both the state of Washington and the Pacific Northwest region of the US and the 15th largest in the US. The city is home to Fortune 500 companies such as Amazon, Microsoft, Starbucks and Costco. Amazon is relocating the company’s headquarters to downtown Seattle, covering three square blocks and includes three towers providing 65,000 square feet of interior office space; construction is not set to break ground until 2017. The MSA has been at the forefront of Green Initiatives, which resulted in the US government awarding Seattle $20 million as part of the energy efficiency and conservation block grant in 2010. As part of the Clean and Green Seattle Initiative, the city is promoting the greening and beautification of neighborhood business districts by offering grants and resources for greening projects, increasing efforts to promote trees and greenery and encourage green development. The cities “Built Green residential buildings” have increased by 40% since 2009-2013 and LEED rated commercial buildings have increased by 179% over the same time period. King County Metro, Sound Transit and Washington State Ferries provide public transportation within the MSA via bus service, light rail and ferry. The Seattle Tacoma International Airport (SEATAC) is located 16 miles south of downtown Seattle and is the primary air transportation hub for the state of Washington. Effective 4/1/2015, Seattle became one of the first cities to increase the minimum wage to $15/hour. Occupancy within the MSA is stable at 94.3% and forecast decline to 92.9% by 2020. Asking rents are projected to increase 4.1% annually over a five-year period. The MSA is expected to have positive absorption of 1,063 in 2016. The annualized five-year forecast for absorption within the MSA projects that 5,589 units will be built and 4,458 units absorbed equating to a 1.3 construction to absorption ratio.

	Largest Employers

	Seattle
	No. of Employees

	The Boeing Company
	77,600

	Microsoft Corporation
	41,700

	University of Washington
	30,200

	Amazon
	20,000

	Providence Health & Services
	19,456



	Seattle Metro Apartment Statistics (REIS 1Q 2016)

	Vacancy:
	5.70%
	Previous Quarter Vacancy:
	5.40%
	Inventory (units):
	218,953

	Asking Rent:
	$1,389
	Previous Quarter Asking Rent:
	$1,373
	Absorption (units):
	1,063

	Unemployment:
	5.30%
	Avg. Household Income (2016):
	$164,211 
	Population (2016):
	2,919,000

	
	
	
	
	
	

	As of:
	Jan-16
	Est. Household Income (2020):
	$206,041
	Est. Population (2020):
	3,101,560
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	The property is located within the San Diego MSA. The MSA is the second largest in California. San Diego’s economy is driven by high-tech manufacturing, tourism, telecommunication, biotechnology, retail, and defense spending. The San Diego Zoo, Legoland, Family Amusement Park, and Sea World are amongst the most popular attractions within the MSA. The MSA has the highest concentration of military personnel in the United States, including Marine Corps Base Camp Pendleton, Naval Base San Diego and Navy Base Coronado. Naval Base San Diego is the Navy’s largest base on the west coast with a total on-base population of over 26,000. San Diego is served by numerous state and interstate highways including I-5, I-8, and I-15. Public transportation in the MSA is provided by trolley, bus, and Amtrak rail. The San Diego International Airport, also known as Lindbergh International Airport, serves the MSA. Occupancy within the MSA remains strong at 97.1% and is forecast to slightly decline over the next five years to 96.8% in 2020. Asking rents are forecast to increase on average 3.4% over the same time period. The MSA is expected to have positive absorption of 2,285 units in 2016. The annualized five-year forecast for absorption within the MSA projects that 1,369 units will be built and 1,239 units absorbed equating to 1.1 construction to absorption ratio.

	Largest Employers

	San Diego
	No. of Employees

	Marine Corps Base Camp Pendleton
	43,331

	University of California, San Diego
	29,287

	Naval Base (incl. North Island NAS)
	23,985

	Naval Base San Diego
	22,092

	Sharp HealthCare
	16,896



	San Diego Metro Apartment Statistics (REIS 1Q 2016)

	Vacancy:
	2.90%
	Previous Quarter Vacancy:
	3.0%
	Inventory (units):
	187,826

	Asking Rent:
	$1,595
	Previous Quarter Asking Rent:
	$1,592
	Absorption (units):
	363

	Unemployment:
	4.7%
	Avg. Household Income (2015):
	$157,505 
	Population (2015):
	3,332,990

	
	
	
	
	
	

	As of:
	Feb-16
	Est. Household Income (2020):
	$190,500 
	Est. Population (2020):
	3,508,560









	San Francisco MSA
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	The property is located within the San Francisco MSA. San Francisco is a popular international tourist destination, known for its famous landmarks including the Golden Gate Bridge, cable cars, Chinatown and its close proximity to Napa Valley. The MSA is the financial, cultural and transportation center of the Bay Area. San Francisco is also known for Silicon Valley, the capital of the technology industry and home to many of the world’s largest technology companies, including Uber, LinkedIn, Yelp, Google, and Twitter. San Francisco possesses a young, highly educated, and well compensated cohort and its booming economy added 41,100 (4.0%) jobs from March 2015 to March 2016.The MSA, however, still faces a shortage of tech workers and places to house them. Limited land, strict regulations and scores of San Francisco natives increasingly priced out of home and apartment ownership, creates a difficult line for regulators and developers to navigate. Per the Census Bureau, the median existing one-family home sales price was $1,042,500, more than four times the national average of $222,700, and are poised to continue to increase. The Golden Gate Bridge, Bay Bridge, and numerous interstates such as I-80, I-580 and I-680 provide access to neighboring regions. The MSA is served primarily by the San Francisco International Airport, the Oakland International Airport and the San Jose Airport.  Occupancy remains strong within the multifamily market at 95.4% and is forecasted to slightly decline to 95.0% in 2020. Asking rents are projected to increase 4.2% annually over the same time frame. The MSA is expected to have positive absorption of 4,973 units in 2016. The annualized five-year forecast for absorption within the MSA projects that 3,000 units will be built and 2,662 units absorbed equating to a 1.1 construction to absorption ratio.

	Largest Employers

	San Francisco
	No. of Employees

	University of California, San Francisco
	22,664

	Stanford University
	12,973

	University of San Francisco
	9,784

	Genetech, Inc.
	8,800

	California Pacific Medical Center
	8,559




	San Francisco Metro Apartment Statistics (REIS 1Q 2016)

	Vacancy:
	4.6%
	Previous Quarter Vacancy:
	4.3%
	Inventory (units):
	144,418

	Asking Rent:
	$2,570
	Previous Quarter Asking Rent:
	$2,558
	Absorption (units):
	461

	Unemployment:
	3.8%
	Avg. Household Income (2015):
	$253,630 
	Population (2015):
	1,905,210

	
	
	
	
	
	

	As of:
	Feb-16
	Est. Household Income (2020):
	$337,555 
	Est. Population (2020):
	1,989,360















	Orange County MSA
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	The property is located within the Orange County MSA. The MSA lies along 42 miles of the Southern California coast between Los Angeles and San Diego Counties. Orange County is the second most populous county in California behind Los Angeles. The MSA, hit hard by the Great Recession, recently returned to pre-recession levels, with unemployment down to 4.0% as of March 2016. Growth has strengthened across the MSA’s diverse industry base, with Education and Health Services, Professional and Business Services, and Construction leading the way. Other major employment sectors include tourism and technology. Tourism is led by the Disneyland Resort's Magic Kingdom Park, which is the second most visited theme park in the country. The county is home to five Fortune 500 companies, which include Ingram Micro, Broadcom, Western Digital, Allergan and Pacific Life. International companies with regional headquarters include Mazda, Toshiba, Samsung, Kia Motors, and Mitsubishi. The Pacific Ocean is a major tourist attraction, thus properties in proximity to the coast are in strong demand. Major highways include the Santa Ana Freeway (I-5), the San Diego Freeway (I-405), and the San Gabriel River Freeway (I-605). Three of the Metrolink’s commuter rail lines run through Orange County. The main airport serving the MSA is the John Wayne Orange County Airport. The Orange County Transit District provides municipal bus service. Occupancy within the MSA is 96.7% and is forecast to slightly decrease to 96.1% in 2020. Asking rents within the MSA are projected to increase 2.9% annually over the next five years. The MSA is expected to have positive absorption of 2,413 units in 2016. The annualized five-year forecast for absorption within the MSA projects that 1,924 units will be built and 1,510 absorbed, equating to a 1.3 construction to absorption ratio.

	Largest Employers

	Orange County
	No. of Employees

	Walt Disney Corporation
	27,000

	University of California, Irvine
	22,385

	St. Joseph Health System
	12,227

	Kaiser Permanente
	7,000

	Boeing Corporation
	6,890



	Orange County Metro Apartment Statistics (REIS 1Q 2016)

	Vacancy:
	3.3%
	Previous Quarter Vacancy:
	3.1%
	Inventory (units):
	214,900

	Asking Rent:
	$1,753
	Previous Quarter Asking Rent:
	$1,751
	Absorption (units):
	287

	Unemployment:
	4.0%
	Avg. Household Income (2015):
	$181,550
	Population (2015):
	3,195,360

	
	
	
	
	
	

	As of:
	Feb-16
	Est. Household Income (2020):
	$216,138 
	Est. Population (2020):
	3,334,520










	San Bernardino/ Riverside MSA
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	The property is located within the San Bernardino/Riverside MSA. The MSA offers a great deal of open land and affordable housing for migrants from nearby Los Angeles and Orange County. The open and inexpensive land, coupled with proximity to Los Angeles’ major ports, and the confluence of major highways and railways, has also turned this MSA into a major shipping hub. Total nonfarm employment increased by 45,400 jobs (3.4%) between March 2015 and March 2016.  Leading the way in this growth was the trade, transportation, and utilities sector with 14,800 added jobs over that same period. Major freeways in the MSA include I-10, I-215, and the recently completed Foothill Freeway (SR 210). The Southern California Regional Rail Authority (SCRRA) offers commuter rail service to the area along the Metrolink, in addition to several bus lines throughout the MSA. Three major airports serve the MSA: Ontario International Airport, Palm Springs International Airport, and San Bernardino International Airport. Occupancy within the MSA is 97.2% and is expected to slightly increase to 97.7% over the next five years, while asking rents are projected to increase 3.0% annually over the next five years. The MSA is expected to have positive absorption of 883 units in 2016. The annualized five-year forecast for absorption within the MSA projects that 465 units will be built and 586 units absorbed equating to a 0.8 construction to absorption ratio.

	Largest Employers

	San Bernardino/Riverside
	No. of Employees

	Stater Brothers Markets
	18,000

	Arrowhead Regional Medical Center
	18,000

	U.S. Marine Corps. Air Ground Combat Center
	16,266

	Fort Irwin
	13,805

	Wal-Mart Stores, Inc.
	12,263



	San Bernardino/Riverside Metro Apartment Statistics (REIS 1Q 2016)

	Vacancy:
	2.8%
	Previous Quarter Vacancy:
	2.8%
	Inventory (units):
	135,101

	Asking Rent:
	$1,193 
	Previous Quarter Asking Rent:
	$1,190 
	Absorption (units):
	313

	Unemployment:
	5.8%
	Avg. Household Income (2015):
	$117,161
	Population (2015):
	4,538,870

	
	
	
	
	
	

	As of:
	Feb-16
	Est. Household Income (2020):
	$130,495 
	Est. Population (2020):
	4,782,530









	Portland MSA
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	The property is located within the Portland MSA. Portland is ranked among the world’s ten “greenest” cities and is often awarded the “Greenest City in America.” Portland is one of the West’s best-performing metro areas. Portland, along with Salt Lake City, UT, and Chandler, AZ, are collectively referred to as “Silicon Slopes.” This is due to the growth of their technology industries as an offshoot of Silicon Valley. The Portland economy also supports a number of different industries including high-tech manufacturing and support, shipping, and steel. The economy extended its lead over the nation since 2015, propelled by strong growth in manufacturing, healthcare and professional services. Demand from Portland’s office market has driven vacancies to historic lows, and developers are slated to deliver over 370,000 square feet of office space to the market by year end 2016. As new space comes online, tech tenants will have an opportunity to secure large blocks of space in the newest, most amenity-rich buildings. Portland’s high amenity lifestyle, relatively low cost of business, and concentration of creative and educated workers make the city highly desirable for expanding tech companies. Portland’s year-over-year office employment grew at a rate of 3.1 percent, significantly greater than the US rate of 2.0 percent. Portland’s office employment gains were led by professional and business services, which is up 8,600 jobs, a growth rate of 4.9 percent. Major freeways in the MSA include I-405, I-5, and I-205. TriMet provides public transportation within the MSA via buses and the MAX light rail system. Portland’s housing market will benefit from above-average income growth over the next two years. Many newly created jobs are in industries with high pay, giving renters and homeowners looking to trade up more economic freedom. Occupancy within the market is 95.1% and is projected to decline to 93.2% by 2020. Asking rents are projected to increase by 2.2% annually over a five-year period. The MSA is expected to have positive absorption of 480 units in 2016. The annualized five-year forecast for absorption within the MSA projects that 2,036 units will be built and 1,397 units absorbed, equating to a 1.5 construction to absorption ratio.

	Largest Employers

	Portland
	No. of Employees

	Intel Corporation
	17,500

	Providence Health Systems
	15,239

	Oregon Health & Science University
	14,616

	Kaiser Permanente
	11,881

	Legacy Health System
	10,436



	Portland Metro Apartment Statistics (REIS 1Q 2016)

	Vacancy:
	4.9%
	Previous Quarter Vacancy:
	4.7%
	Inventory (units):
	117.686

	Asking Rent:
	$1,084 
	Previous Quarter Asking Rent:
	$1,076
	Absorption (units):
	480

	Unemployment:
	4.9%
	Avg. Household Income (2016):
	$120,641
	Population (2016):
	2,408,810

	
	
	
	
	
	

	As of:
	Feb-16
	Est. Household Income (2020):
	$151,251 
	Est. Population (2020):
	2,546,420









	Las Vegas MSA
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	The property is located within the Las Vegas MSA. Las Vegas offers world-class gaming, shopping, fine dining and entertainment, and is often referred to as the “Entertainment Capital of the World.” 
Leisure/hospitality employs about one-third of LAS workers but has accounted for just one-quarter of the jobs created over the past year; tourism will help drive industry growth in 2016. Las Vegas visitation through March 2016 is 3.5% higher than this time last year, suggesting that the city likely set another visitor volume record in 2016. Las Vegas-Henderson-Paradise’s economy is primed to accelerate, as job growth in 2016 is forecast to again exceed that of the West and the nation. An influx of new residents and visitors will support housing and consumer industries, while investment and hiring outside of the travel industry will help improve economic diversity. In the Long term, unmatched tourism and appeal as an affordable place to live will help LAS sustain its economic growth. The growing economy, along with favorable demographic trends, are intensifying demand for metro apartments, resulting in reduced vacancies and increased rents. The LAS workforce will expand by 2.5 percent this year through the creation of 23,000 jobs; similarly, employers expanded payrolls by 2.4 percent in 2015, led by gains in education and health services. Two major freeways serve the MSA and intersect in downtown Las Vegas, I-15 and I-515. RTC Transit provides public transportation throughout the MSA via numerous bus routes while the Las Vegas Monorail Company operates a monorail that serves the Las Vegas Strip. McCarran International Airport provides domestic and international service to the MSA. Occupancy within the MSA is 95.8% and is expected to slightly decrease to 95.2% over the next 5 years. Asking rents are projected to increase on average by 3.0% annually over the next five years. The MSA is expected to have positive net absorption of 857 units in 2016. The annualized five-year forecast for absorption within the MSA projects that 1,227 units will be built and 1,178 units absorbed, equating to a 1.0 construction to absorption ratio.

	Largest Employers

	Las Vegas
	No. of Employees

	Station Casinos Inc.
	13,499

	Nellis Air Force Base
	12,499

	Boyd Gaming Corp.
	9,499

	Las Vegas Sands Corp.
	8,999

	Wynn Las Vegas LLC
	8,499



	Las Vegas Metro Apartment Statistics (REIS 1Q 2016)

	Vacancy:
	4.2%
	Previous Quarter Vacancy:
	4.8%
	Inventory (units):
	139,453

	Asking Rent:
	$918
	Previous Quarter Asking Rent:
	$911
	Absorption (units):
	857

	Unemployment:
	5.6%
	Avg. Household Income (2016):
	$110,674
	Population (2016):
	2,153,410

	
	
	
	
	
	

	As of:
	Feb-16
	Est. Household Income (2020):
	$124,436 
	Est. Population (2020):
	2,435,170








	Salt Lake City MSA
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	The property is located within the Salt Lake City MSA. Salt Lake City is the state capital of Utah as well as the largest city in the four-county Wasatch Front metropolitan area. Salt Lake City, along with Portland, OR, and Chandler, AZ, are collectively referred to as “Silicon Slopes.” This is due to the growth of their technology industries under the umbrella of Silicon Valley. The tech expansion has spilled over to manufacturing, where medical devices are contributing to outstanding growth. Medical device manufacturers have increased their presence in the metro area over the past decade as local companies have pioneered the next generation of medical technologies. As a result, payroll employment has risen nearly twice as fast as the national average over the past year; private services have led the way, with high-tech jobs accounting for nearly one-third of said gains. Goods-producing industries are also supporting growth, with manufacturing accounting for most the net new jobs. Exceptional payroll gains have contributed to robust wage growth over the past year. Higher incomes are lifting home sales, which are rising at an above-average rate. Major highways in the MSA include I-15 and I-80. The I-215 belt route and the Bangerter Highway provide additional freeway access throughout the Salt Lake Valley. The area is served by the nearby Salt Lake International Airport. Utah Transit Authority (UTA) also provides mass transit, which includes bus, light and commuter rail systems. Occupancy within the MSA is 95.7% and is expected to decrease slightly to 94.8% over the next five years. Asking rents in the MSA are forecast to increase 2.5% annually over a five-year period. The MSA is expected to have positive net absorption of 522 units in 2016. The annualized five-year forecast for absorption within the MSA projects that 1,271 units will be built and 956 units absorbed, equating to a 1.3 construction to absorption ratio.

	Largest Employers

	Salt Lake City
	No. of Employees

	Intermountain Health Care Inc.
	25,900

	University of Utah
	14,999

	World Financial Capital Bank
	7,392

	Comenity Capital Bank
	7,392

	Smith’s Food and Drug
	6,625



	Salt Lake City Metro Apartment Statistics (REIS 1Q 2016)

	Vacancy:
	4.3%
	Previous Quarter Vacancy:
	3.9%
	Inventory (units):
	87,109

	Asking Rent:
	$873
	Previous Quarter Asking Rent:
	$869
	Absorption (units):
	522

	Unemployment:
	3.6%
	Avg. Household Income (2016):
	$129,972
	Population (2016):
	1,821,820

	
	
	
	
	
	

	As of:
	Feb-16
	Est. Household Income (2020):
	$159,694
	Est. Population (2020):
	1,943,000










	San Jose MSA
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	The property is located within the San Jose MSA.  The city of San Jose is known as the "Capital of Silicon Valley" due to the large concentration of technology companies therein. Titans such as Google, Facebook and Apple continue to vie for dominance, competing fiercely to acquire precious real estate and upstart tech companies by channeling billions into research and development in areas such as artificial intelligence, data center capacity for cloud computing services, and superfast broadband service. Spillover growth from tech expansion will help consumer-oriented services outperform. The quality of job creation in San Jose is among the highest in the nation. Robust local growth will motivate organizations to hire 44,000 workers this year, a 4.1 percent expansion. During the last four quarters, 42,500 employees were added to payrolls. The MSA is primarily served by Norman Y. Mineta San Jose International Airport and by Interstates 880 and 680, as well as Highway 101, which provides access to neighboring regions. Occupancy remains strong within the multifamily market, at 96.2%, and is expected to slightly decrease to 95.5% over a five-year period; asking rents are projected to increase 2.9% annually over the same period. The MSA is expected to have positive absorption in 2016 of 432 units. The five-year completion and absorption forecast, projects that 2,456 units will be built and 2,194 units absorbed per annum equating to a 1.1 construction to absorption ratio.


	Largest Employers

	San Jose, CA
	No. of Employees

	Google Inc.
	20,000

	Apple Inc.
	19,000

	Cisco Systems Inc.
	14,488

	Stanford University
	13,387

	Kaiser Permanente
	12,500



	San Jose Metro Apartment Statistics (REIS 1Q 2016)

	Vacancy:
	3.8%
	Previous Quarter Vacancy:
	3.8%
	Inventory (units):
	120,604

	Asking Rent:
	$2,092 
	Previous Quarter Asking Rent:
	$2,082
	Absorption (units):
	432

	Unemployment:
		3.8%
	Avg. Household Income (2016):
	$251,057
	Population (2016):
	1,987,990

	
	
	
	
	
	

	As of:
	Feb-16
	Est. Household Income (2020):
	$319,351
	Est. Population (2020):
	2,086,530
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