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THE BIG PICTURE — APARTMENT OPERATIONS
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THE BIG PICTURE — CAPITAL MARKETS

“If we’re not at the bottom ...
we’re close enough.”
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INVESTOR BEHAVIORAL CURVE

Point of maximum

“Wow. [ feel financial risk
great about this
investment.” “Temporary setback.
I'm a long-term investor.”
Euphoria

Thrill

II Point of maximum
1 financial opportunity
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“Maybe the markets —~~~._ _ _——
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just aren’t for me.”
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RENT & VACANCY TRENDS e
REGIONAL OVERVIEW (

NORTH
SNOHOMISH

YEAR-

12 MONTHS AGO 90 DAYS AGO OVER-YEAR . SOUTH
12-Month 90-Day . SNOHOMISH
Q2 2023 Change Q1 2024 Change Q2 2024
RENT $1,966 A 2% $1,979 A 2% $2,015 | ¢ J’“ NORTH KING
— I e EAST KING
VACANCY 6.4% A 50 bps 6.9% 2 No Change 6.9% — SIEEIESEE
URBAN
\COMA
Q2 2023 Q2 2024 1('
Rent Vacancy Rent Vacancy =
k R A~
KING $2,076 6.1% $2,135 6.7?%) ( SUBURBAN \
e : PIERCE
SNOHOMISH $1,881 6.4% $1,936 6.1%
PIERCE $1,575 6.6% $1,619 7.1%
KITSAP $1,715 11.6% $1,785 11.9%

Source: CoStar, Simon Anderson Multifamily Team, Kidder Mathews
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RENT & VACANCY TRENDS
SEATTLE NEIGHBORHOODS
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RENT & VACANCY TRENDS
EAST KING
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RENT & VACANCY TRENDS
SEATTLE VS EASTSIDE — KEY INSIGHT

2019 — Average Rent Q2 2024 — Average Rent

$],970 SEATTLE $2, ()95 seaTTLE
$2,]34 EASTSIDE $2, 64 ] EasTsIDE
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4+ Year Cumulative Growth

6.39,  SEATTLE
23, 8% EASTSIDE
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RENT & VACANCY TRENDS

NORTH KING
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RENT & VACANCY TRENDS
SOUTH KING
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RENT & VACANCY TRENDS
PIERCE
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RENT: HISTORICAL RENT GROWTH FORECASTING
PREDICTION: MARKET “EFFECTIVE RENT’
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Source: Costar, Simon Anderson Multifamily Team W
Location: King, Snohomish, Pierce & Kitsap County
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RENT & VACANCY TRENDS | KEY TAKEAWAYS

S\ R\ QA S\

RENT VACANCY EASTSIDE IS KING IMPACTS OF
“WORK-FROM-HOME”

Growth is on the New construction Livability — with —
horizon! impacting vacancy proximity to job The great migration is
centers — is a great upon us ...
recipe
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REGIONAL APARTMENT
INVENTORY

340} ()()() uvNiTs INREGION

115,000
150,000

UNITS DELIVERED 2010 - 2023

UNITS IN PIPELINE

UNITS IN PERMITTING PROCESS

90,000
32,000
23,000

UNITS PERMITTED

UNITS UNDER CONSTRUCTION

Source: Kidder Mathews research, multiple data providers
10+ unit buildings
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INVENTORY
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. Units under construction as a
percentage of existing inventory

. Units approved as a percentage
of existing inventory

Units in review as a percentage
of existing inventory

<
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REGIONAL DEVELOPMENT PIPELINE

35,000 PIPELINE:
44% OF CURRENT
30,000 %
INVENTORY
25,000
20000 2014 —2023: .
30% INVENTORY GROWTH
15,000
10,000
5,000
2014 2015 2016 2017 2018 2019 2020 2021 2022 2023 YTD 2024 Construction Approved In Review ;?;leine
B Urban King 5,941 4156 4,081 4,655 4,842 3,884 1,522 1,812 4,256 1,446 1,023 9,586 21,233 20766 60585
¥ Suburban King 1,338 2492 3523 1,504 2394 3708 2054 3.483 2280 2260 602 13,602 8,110 41457 63169
B Snohomish 793 1,742 93 281 12 782 639 1,829 1,565 734 - 1,766 763 6,831 9,360
Pierce 617 882 620 1,072 329 1,487 952 933 1,296 1,615 227 3,208 1,234 8,743 13,185
W Kitsap 271 12 71 242 166 114 238 292 869 361 442 467 1,184 2,227 3,878
Total Deliveries 8,960 9,284 8,388 7,754 7,843 9,975 5,405 8,349 10,266 6,416 2,204 28,629 32,524 89,024
Total Inventory 262,962 272135 280,434 288,090 205 832 305,637 310,920 319,002 329,358 335764 337,088
Total Pipeline 150,177

% Increase 3.5% 3.5% 3.0% 2.7% 2.7% 3.3% 1.7% 2.6% 3.2% 1.9% 0.7%

King, Snohomish, Pierce & Kitsap counties — 10+ unit buildings

Source: Kidder Mathews research, multiple data providers
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DEVELOPMENT PIPELINE | WANING DELIVERIES
2019 TO 2029: ABSORPTION VS. CURRENTLY UNDER CONSTRUCTION

Seattle East King
6000 T 2500 . W
5000 2000
4000
1500

3000 AV
2000 1000
1000 L — 500

0 I

Source: Kidder Mathews Research ﬁ

DYLAN SIMON, EVP, KIDDER MATHEWS -« 206.414.8575 | DYLAN.SIMON@KIDDER.COM - VISIT SIMONANDERSONTEAM.COM FOR LISTINGS
Kidder Mathews © Not to be Reproduced or Distributed


http://www.dylansimon.com/
http://www.dylansimon.com/
mailto:dylan.simon@kidder.com

DEVELOPMENT PIPELINE | COSTS VS. VALUE

Development Costs Recent Sales

Source: Kidder Mathews research, multiple data providers
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URBAN APARTMENT DEVELOPMENT

CONCENTRATION OF DEVELOPMENT

Belltown, Downtown,
Pioneer Square

CAPITOL HILL

Midtown See page 23
Existing apartment inventory: 16,471 units - .
Construction Approved In Review Total Pipeline
51
o
4,023 6,392 9580 19,995 Elliott Bay cal
FIRST HILL & YESLER
TERRACE
24% 39% 58% inventory See page 22

Downtown

@ APARTMENT
CENTRAL
DISTRICT

See page 24

@ MICROHOUSING*

B mMixeD*

Pioneer Square

International District

Source: Kidder Mathews research, multiple data providers
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URBAN APARTMENT DEVELOPMENT
CONCENTRATION OF DEVELOPMENT

North King

Existing apartment inventory: 20,082 units

KENMORE
Construction Approved Total Pipeline _

4,544 7,944 2,498 14,986

23% 40% 12% 75% of inventory

I_’ZSTH AVE NE

@ APARTMENT

@ MICROHOUSING*

EAST KING
See page 31

B mixeED*

35TH AVE NE

Source: Kidder Mathews research, multiple data providers

Lake <
Washington

Greenwood
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“URBANIZING” APARTMENT DEVELOPMENT
CONCENTRATION OF DEVELOPMENT

Downtown Bellevue &
BelRed TOD

Overlake

Existing apartment inventory: 16,730 units D O B L ©

Construction Approved Total Pipeline Northwest Bellevue

2435 2651 16,071 21157 Q.
Wilb
Fstation

NE 8TH ST NE 8TH ST

15% 16% 96% 126% of inventory

evue Downtown
Station

Microhousing Pipeline

124TH AVE NE
148TH AVE NE

0

140TH AVE NE

>
' ;

0% of inventory = East Maih Statign

Daiwntown Bellevue
@ APARTMENT E
MICROHOUSING*
¢ WEST
B MixeD BELLEVUE (235

Source: Kidder Mathews research, multiple data providers
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DEVELOPMENT PIPELINE | KEY TAKEAWAYS

S\ AN S\ S\
NO NEW CRANES CONCENTRATION CONSTRUCTION NEW PROJECTS?
: CHALLENGES COSTS

1in 10 (or less)

New construction Concentration of It's getting cheaper Developers are tying

projects starting deliveries still (slightly) to build up new development
Impacting vacancy sites
rates

(published July 2024)

SimonAndersonTeam.com/Research E
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REGIONAL SALES TRENDS
HISTORICAL SALES VOLUME

Sales Volum: GREAT Building Sa-I:;
RECESSION COVID-19
$108B 600
$8B 500
$6B 400
300
$4B
=N
$2B 100
$0B 0o
S

Source: Simon Anderson Multifamily Team, Kidder Mathews
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REGIONAL SALES TRENDS
HISTORICAL SALES VALUES

u -
Price/SF GREAT Cap Rate
RECESSION COVID-19

$800 8%

$600

$400

$200

$0

Source: Simon Anderson Multifamily Team, Kidder Mathews
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CAPITALIZATION RATES

STABILIZED INVESTMENTS

Core, Newer Construction: Suburban, Stabilized:

4.75% to 5.0% seme 4.5% 10 5.0% et

4.5% to 4.75% FEasTsiE B, B St Y008 NoRL
3.5% t0 5.75% souH

Source: CoStar
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CAPITALIZATION RATES
VALUE-ADD INVESTMENTS

1990 & Newer 1980s & Older

5.0% to 5.25% comen 53.5% to 6.25% comen
3.75% to 6.0% staeLizED 6.5% to 7.0%  ssiizeo

km

Source: CoStar
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SALES TRENDS | KEY TAKEAWAYS

R\

SALES MARKET SLOW

Sales volume still
down 50% to 75%

R\

VALUATIONS FELL ...
We're off the bottom

S\

OPTIMISM RETURNS!

Investors are back!
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S\

RACE TO NEXT PRICE PEAK

Pricing escalating with
every sale
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INVESTMENT MARKET ROUNDTABLE
LISTINGS: MONTHS ON MARKET

Apartment Sales: Month to Sale

COVID Outbreak
Reaction

Oversupply

Rent Growth /_

2017 2018 2019 2020 2021 2022 2023 2024

Stimulus /
Low Rates

Source: Costar
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INVESTMENT MARKET ROUNDTABLE
KIDDER: YTD SALE DATA

Simon | Anderson Multifamily Team Marketing Analytics

Year over Year Listing Success

Kidder 2022 Kidder 2023 Kidder 2024
Q1-Q3 2022 Market Q1-Q3 2023 Market Q1-Q3 2024 Market
% Listing to Pending/Closed 52% 58% 89% 34% 90% 39%

Source: Simon | Anderson Multifamily Team Data
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INVESTMENT MARKET ROUNDTABLE
HOW ARE THE DEALS GETTING PRICED?

Apartment Sales: Sale to Asking Price Differential

2%

0% 9700
-2% &.e/\—"\ S A P 2024
\VZE N 039

_6% ) W
' Vv 96%

-8%
-10% 2022
-12%
-14% | - |
2017 2018 2019 2020 2021 2022 2023 2024

Source: Costar
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INVESTMENT MARKET ROUNDTABLE
KIDDER: LAND VS APT SALES

Simon | Anderson Multifamily Team Marketing Analytics
Existing Properties vs Development Land
100%
80% L2220 25%

17% 13% 13% 8% 100%

24%

20%

83%

80%

60%

50%

40%
20%

0%

2015 2016 2017 2018 2019 2020 2021 2022 2023 2024

M Existing % Land %
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INVESTMENT MARKET ROUNDTABLE

KIDDER: YTD LISTING DATA

Simon | Anderson Multifamily Team Marketing Analytics

Year over Year Listing Data

2022 Q1-Q3
Number of Listings/Pending 9
Closed 45
Average Deal Size (YTD) $11,125,000
Number of Sales +15M 11, avg $42.3M

Source: Simon | Anderson Multifamily Team Data
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2023 Q1-Q3
9

25
$6,850,000

6, avg $19.7M

2024 Q1-Q3
22

9

$8,460,000

7, avg $22.8M
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INVESTMENT MARKET ROUNDTABLE
KIDDER: SELLER MOTIVATION

2023 2024

0
239% 10% 18% 994
DDD TIME THE MARKET
DDD TIME THE MARKET

13%

UNDER WATER

13% 13%

UNDER WATER DEBT DUE

10%

DEBT DUE

43%

TIME OF LIFE

44%

TIME OF LIFE
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INVESTMENT MARKET ROUNDTABLE
KIDDER: BUYER MOTIVATION

2023 2024

]139% 24%

23% LONG TERM HOLD

1031 EXCHANGE

10% 4%

CASH FLOW 1031 EXCHANGE

20%

CASH FLOW

7%
DIVERSIFICATION

52%

TIME THE MARKET

47%

TIME THE MARKET
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INVESTMENT MARKET ROUNDTABLE

KEYS TO SELLING / BUYING IN TODAY'S MARKET

Sellers Buyers

e Price according to market demand: (new core = ®
aggressive, 1960’s suburban = price right)

e Quality is in high demand: Location and building as
important as cash flow

e Keep up with market rents:
HB 2114 (Rent Control) back up for vote in 2025

Source: Simon | Anderson Multifamily Team Data
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Underwrite and offer, again and again
Skip “distressed” thesis, buy good basis

Pay attention to markets that were
undersupplied (Capitol Hill, West
Seattle, U-District)
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THANK YOU!

Jerrid Anderson
‘ Executive Vice President

Dylan Simon

Executive Vice President y
A b o

Max Frame = JD Fuller
Vice President ‘ '/- Associate
Ryder Tuttle Mattie Tonseth

: . Marketing Coordinator
Financial Analyst

Alice Lundt

Executive Assistant

Cassie Pieters
Executive Assistant
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Matt Laird

A i‘ First Vice President

Ashley Woodliff

Marketing Coordinator
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