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Anticipating the Future Needs of Millennials
by Brian Bjornson, Managing Director
The Portland metropolitan area
has seen greatly accelerated multifamily development during 2014,
and this trend will continue through
2015 and 2016. Just like many cities
on the West coast and throughout
the country, developers have been
drawn to our tight rental market for
the reduced risk it offers. They are
developing properties here to meet
the current needs of Millennials,
relying on their acceptance of small,
high-style rental units in inner city
locations.
These new, close-in developments have done very well, in terms
of lease-up and occupancy. Interest
rates on “take-out” financing is extraordinarily low-priced, but what
about the future? There are some
indications that the focus on “micro”
or small units, with one or, at the
most, two occupants may limit anticipated rent growth, particularly
since income growth has not kept
pace with rent growth.
Many Millennials simply cannot
afford to rent in these communities, as much as they may enjoy the

inner city lifestyle. Those who can
afford the highest rents, may evolve
to home or condo ownership after
several years in rental housing. Furthermore, a significant portion of new
multifamily development has been
occurring in these central city areas,
and opening concurrently. Increased
competition and market saturation is
a real concern.
Finally, as social change and life
events occur, 300 square feet may not
be large enough to meet the needs
of Millennials in the years ahead.
Successful developers in other urban
areas across the country are considering where Millennials are heading
as they age, so their developments
remain competitive in the rental or
sale market.
There is a market segment
that exhibits a different dynamic:
suburban new and middle-market
properties. Perhaps unexpectedly,
Millennials have proved much more
willing to consider suburban living
than previously supposed. The key
is the proximity of employment, and
the existence of a robust suburban

center near the apartment community. New, high-style suburban
communities that meet these criteria have been very successful. Land
prices and development costs are
often lower, new development meets
with less neighborhood resistance,
and larger units increase the appeal
for most renters.
Pre-existing communities in suburban hubs also provide opportunity
for apartment investors. “B-minusto-B-plus” communities are more
affordable to renters than the new
construction, yet — with carefully
selected upgrades — can provide the
investor with room to grow rental
income.
Conclusion: While the overall performance of apartment
investments will be excellent
during 2015 and 2016, some
market niches will provide more
opportunity for investors than
others. Putting all one’s eggs
in one basket risks missing the
target in the future.
N&S
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Volatility is the Theme for 2015

The Fed is expected to move on interest rates this summer.
by Kirk Ward • Senior Multifamily Investment Broker
With the Fed removing the words desired by the Fed. The volatility that step-down prepayment penalties,
“patient approach” from their strat- arises from the interplay of inflation, and [in the case of some lenders]
egy for determining short-term economic growth, and the market’s waiver of all prepayment penalties
interest rates, most experts now reaction to these factors brings an if the investor or their buyer refi-

The Fed’s Economic Projections

Federal Reserve policy makers, according to their latest projections, have become somewhat less optimistic about the economy, but remain
confident that growth will continue at a steady clip, unemployment will fall to around 5%, and inflation will gradually move upward toward
its goal of 2%.
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expect them to begin raising rates as
soon as their June-September meetings. This is a change from keeping
rates near zero since 2008.
The rate of increases during 2015
is expected to be moderate, and will
take into consideration employment
growth, changes in the GDP, the unemployment rate, and inflationary
pressures.
Inflation is the wild card, according to the Fed, and the current
inflation rate of near zero may moderate future interest rate increases
until inflation reaches the 2% rate
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element of uncertainty to future
interest rates.
Current Trends in
Financing That Could Work to
Your Advantage
• More lending choices and higher
leverage are available for most lending, including the tertiary market.
• More non-recourse [vs. recourse]
lending opportunities for most investors and markets.
•
More alternatives in payoff
penalties are available to borrowers than was the case in the last 8
years. These include not only yield
maintenance penalties, but various

nances with the same lender.
Conclusion: The old adage “financing makes your investment”
is more true today than at any
time in the last 8 years. With more
choices and alternatives to work
with, investors should take a long
look at the potential advantages
of restructuring. Norris & Stevens
brokers, working with dozens of
lenders, can help structure the
best financing available for the
apartment investor.
N&S
Kirk can be reached at 503-225-8448 or
kirkw@norris-stevens.com
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Apartment Expansion Cycle
Continues in 2015
by Tom Davies CPM®, CCIM® • Multifamily Investment Broker
fourth quarter of 2014 as the fifth
tightest market among the 75 metropolitan areas in their database.
The Census Bureau measured the
Portland Metropolitan area vacancy rate at a miniscule 2.3%. It
is notable that Metro occupancy

2014 marked yet another
strong year for the apartment
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remains extremely robust despite significant rent increases,
a surge in new construction,
and according to the State of
Oregon Employment Department, a population increase of
1.4% for 2014.
In the Willamette Valley, the
Salem Metro area continued to
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market, with many of the indicators near record highs.
Occupancy in the Portland Metrop o l i t a n A re a co n ti n ue s t o
strengthen, with a 96.6% occupancy
rating in the most current Norris &
Stevens market survey. Although
Portland dropped from its position
in the first or second spot nationally
in the U.S. Census Bureau’s rental
vacancy survey, Portland was tied
with Nashville, Tennessee in the
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gain strength and improved slightly
to a 96.4% occupancy rate. While
the Eugene/Springfield market
remained solid at 96.8%, occupancy at the end of 2013 measured
98.1%. Significant new apartment
construction as well as a modest
decline in student enrollment at the
University of Oregon contributed to
the decrease.
With continued strength in
apartment demand, the pace of new

Source: CoStar.com

apartment construction continues
to rise. New multifamily permits
in the Portland Metro hit 6,777 by
the Census Bureau’s data, easily
hitting the highest number of
permits issued over the last ten

Apartment Occupancy
Area
Portland Metro
Salem
Eugene

Avg
94.6% 95.4% 92.8% 91.1% 92.6% 93.8% 95.3% 97.0% 93.3% 93.1% 94.3% 95.8% 95.6% 96.3% 96.6% 94.5%
94.5% 95.8% 95.7% 94.9% 94.4% 95.5% 96.0% 97.0% 94.7% 95.2% 94.4% 96.1% 95.4% 96.3% 96.4% 95.5%
95.5% 94.5% 96.2% 96.7% 96.9% 98.8% 98.0% 97.9% 96.5% 96.0% 95.5% 96.8% 96.8% 98.1% 96.8% 96.7%
Sources: Apartment Investors Journal, US Census Bureau
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[continued on Page Four]
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Apartment Expansion Cycle Continues
years. Rent growth persists as
well, with average rents for newer
two bedroom, two bath apartments
New Construction
2 Bedroom/2 Bath $747
10+ Year Old
Constr. 2Bd/1Bath $647

[continued from Page Three]
have increased just .9% over the
1990 to 2013 period, coming in at a
state-wide median wage of $35,159

below the levels achieved during the
super heated years from 2002 through
2007, which averaged approximately

Average Portland Metro Rents

Avg
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rising by 7.6% to $1,354, and
184 sales per year. Investors still
rents on older
express some wari01/01/2014 - 12/31/2014 Sales Activity by County
two bedroom,
ness about selling in
Median Values - Sales over 10 Units
one bathroom
a market with a fairly
County
Sales
Avg
#
Units
GRM
Cap
Rate
Price/Unit
Price/SF
units increastight inventory, when
ing by 8.5% to
Clackamas
17
98
N/A
6.70%
$84,635
$100.57 the availability of an
$934.
Clark
12
36
6.36
6.50%
$70,081
$78.24 exchange up-leg is
In the
Lane
16
22
8.78
6.49%
$97,860
$98.90 uncertain. Exchangcurrent enMarion
17
42
8.43
6.50%
$58,235
$65.48 es are on the rise
v i ro n m e n t ,
Multnomah
85
24
8.90
6.10%
$84,546
$109.35 however, and with
Washington
34
33
9.40
6.05%
$86,072
$96.00 average capitalizaaffordability
has declined Source: CoStar
tion rates of 6.27%
d u e to th e
in 2014, there are
Information contained herein has been obtained from others and considered to be reliable:
however, a prospective purchaser or lessee is expected to verify all information to his/her satisfaction.
substantial
many reasons for
rent increases, tight supply at the end of 2013. With 20% of the owners to become Sellers in this
d e s p i te n ew c o n st r u c t i o n , population earning less than market. With interest rates for financincreased demand with net $17,873, it is easy to see how ing under 4% for five and seven year
in-migration to Portland, and many residents fail to qualify loans, positive leverage is available for
Consumer Price Index growth for even the lowest end of the rental most sales. As the cap rates continue
Source: Apartment Investors Journal

Portland Metro Average Sale Price/Unit

Average
2000
2001
2002
2003
2004
2005
2006
2007
2008
2009
2010
2011
2012
2013
2014 Increase
New Construction
$65,103
$77,574 $65,826 $66,899 $76,286 $82,792 $90,339 $116,677 $252,936 $155,355 $233,022 $181,240 $121,369 $154,150 $197,253
14.5%
Construction > 10 years old $47,642
$54,689 $56,628 $47,709 $55,293 $66,056 $65,288 $89,196 $90,187 $67,365 $87,734 $86,373 $94,054 $81,781 $117,262
10.4%
5 to 10 Units
$48,688
$55,052 $58,472 $64,442 $64,676 $87,365 $79,411 $88,774 $80,099 $86,701 $69,676 $85,321 $77,587 $82,790 $92,796
6.5%
4-Plex
$61,681
$66,097 $74,039 $80,772 $84,431 $100,131 $107,808 $113,813 $105,013 $85,589 $86,593 $85,425 $89,875 $105,934 $107,995
5.4%
Single Family
$198,600 $201,000 $210,700 $222,500 $246,000 $282,900 $322,500 $342,900 $332,000 $289,800 $282,600 $263,300 $275,000 $310,800 $333,000
4.8%
Information from RMLS, CoStar

of 2.4% in 2014. Although the unemployment rate is much improved
since the high numbers experienced
from 2008 through 2012, coming in
at 6.0% for January of 2014, wages
still lag relative to the rent rate
escalation. The Oregon Employment Department reports that
median inflation adjusted wages

Page Four

scale in the increasingly expensive
Portland market.
Investment activity has been on
the rise given the solid performance
in apartment operations. For 2014,
there were 155 sales of properties exceeding ten units, which
is well above the average since
the year 2000. This was still well
[continued on Page Six]

to decline, however, debt constants are
squeezing the positive leverage out of
many low cap rate transactions, or
are forcing larger equity contributions
than some investors prefer to make.
Prices per unit in 2014 are
at their highest levels for most
residential investments, with the
exception of single family prices which
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The Millennial Generation and the Future
of the Apartment Market
by Charles Conrow, CPM® • Multifamily Investment Broker
Demand for apartments re- arrangements (or their parents’ save for a down payment, keeping
mained strong in 2014, as did sales basement) and form their own them in the rental pool longer.
volumes and prices. Opportunities households. This will provide
My conclusion is that the
to sell were plentiful, restrained a source of new renters. The future of the apartment maronly by the availability of exchange entrance of this group into the ket will be closely linked to the
opportunities for those not wanting housing market could make the Millennial Generation — both
to pay the capital gains tax. All difference between a lackluster those that seem to be flocking
seems well, but are we nearing apartment market and a healthy, to Portland (and Oregon) and
the top of the market or is there growing one.
those that are currently living
more room to grow?
The other major factor is the with roommates or with their
At some point interest rates ability to pay higher rent. The families. The quantity of future
will surely start to rise, and only Millennials tend to stay single renters should be encouraging,
strong demand from buyers will longer, which is good for apart- but the quality, in terms of the
work to keep cap rates down at ments, but their ability to pay ability to pay higher rent, will
the current levels. Operating fun- higher rent will be a critical be a concern.
damentals can also protect bottom factor. The average hourly wage
Established properties with
line performance; however, expens- in Oregon in the fall of 2014 was lower rents will probably have
es will be pushed up by taxes and $16.47. Based on full time employ- room to grow their bottom line,
fees, along with a return of some ment of 2080 hours per year, the while the newer product will
inflation as the economy slowly annual income would be $34,257. need more help from the econimproves. The key to value will be Using 33% of the gross income omy in the terms of job growth,
maintaining or, better, increasing for rent would mean they could especially higher paid ones.
demand from renters who are able pay approximately $940 per
Intel, Nike, OHSU and other
to pay higher rents.
month for rent. This would make expanding Portland compaOregon and the Portland Met- paying for a one bedroom apart- nies may well provide those
ropolitan Area has experienced ment in many current markets jobs in the Metro area, while
solid population and job growth a stretch, and make finding an other markets in the Oregon
in recent years. Unfortunately, affordable newer unit— even a and Southwestern Washington
strong in-migration has kept studio—very difficult in others.
may face more stagnation. Time
the number of unemployed high,
Another positive factor for will tell.
and exerted downward pressure the Portland apartment marN&S
on wages. If a portion of the high ket is the cost of single family
number of people who have re- homes. In Portland, the median
mained out of the labor force join price of a home is $289,900. To
or return to the labor market, that afford such a home would require
would put additional downward a decent credit history, a down
pressure on wages.
payment, and an annual income
On the positive side, a large of $60,600. A significant portion
portion of this group is the Mil- of twenty-and-thirty-somethings
lennial Generation. As their can’t meet these income requireCharles can be reached at 503-225-8439
incomes increase, they will be ments, and school debt is hurting
or charlesc@norris-stevens.com
spurred to leave shared housing the ability of many Millennials to
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Demand for Apartments
Spills into the Suburbs

Apt. Expansion
Cycle Continues
[continued from Page Four]
are still off their peaks realized in
2007 and 2008.
Conclusion: Although there is
some difficulty for investors finding the right investment in this
tight and competitive market,
the near term looks very positive
for apartments. The level of new
construction is a concern, but
the demand continues to be very
high in the Portland market,
mitigating the risk of any significant swing in vacancy. Judging
by the increased level of activity,
many investors are seizing the
opportunity to secure excellent
financing rates, and are moving aggressively to acquire new
apartment investments.
N&S
Tom can be reached at 503-225-8449 or
tomd@norris-stevens.com

by Todd VanDomelen • Multifamily Investment Broker
As new development continues struction. East Multnomah County
in close-in Portland, with an es- and Gresham have a similar number
timated 3,900+/- units currently — 1,100+/- units — proposed and ununder construction, demand for der construction.
Apartment sites in the Suburbs
apartment sites in the suburbs
continues to grow. The West side, are selling for $12,000 - $20,000 per
including Beaverton and Hill- unit for raw land depending on locasboro leads the growth with tion and development costs.
As long as the region shows low
1,850+/- under construction, and
another 4,000+/- proposed units. vacancies, increasing rents, and
This growth is being fueled by available construction financing,
apartment development will continue.
Nike’s and Intel’s expansions.
South Suburbs, which include Conclusion: There is strong deTualatin, Wilsonville, and Oregon mand for apartment land. Call a
City, are growing at a slower pace. Norris & Stevens Broker for analyIn the South Suburbs there are sis of your property.
1,100+/- proposed and under conN&S
Todd can be reached at 503-225-8475 or
toddv@norris-stevens.com
PRIME INTEREST RATES
LIBOR AND TREASURY RATES
March 2014 to May 2015
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Tenant Base Changes
Affect Your Investment Strategy
by Michael Fu • Multifamily Investment Broker

Something that is often not
discussed about apartment investment is the effect of affordability
on the demographics of your
underlying tenant base. In particular, the question I’d like to
consider is “what happens to your
tenant base as rents increase?”
Right now in Portland rent increases are prevalent. Vacancy is
low by national standards, and inmigration—particularly of college
graduates between 25 and 34—has
been fueling the demand for housing all over Oregon. (In-migration
in this demographic has seen a 37%
increase between 2000 to 2012.)
Portland experienced moderate
new construction during the build
up to the Great Recession. Starts on
multifamily housing projects died
during the lows of the recession,
and the newest building cycle began in 2012. Yet in the years from
2012 to today, building has not
been sufficient to dampen rent
growth or increase vacancy. Last
year alone the Portland Business
Journal cited a study that noted
an 11% increase in rents. Property
managers will testify to gains in
the category of other income--like
laundry income, fees, reimbursed
utility bill back (RUBS), and pet
rent. These observations all signal a lack of supply.
On the demand side, only in
December of 2014 did the unemployment rate return to 6.7%, its
level at the dawn of the Great Recession in August of 2008. Median
income adjusted for inflation has

remained flat. What this means is
tenants are faced with two choices:
stay in their current apartments
and continue to pay rent increases
or leave and find more affordable
housing.  
If people stay and choose to
pay the increases in rent, they
will be constrained in other
categories of their budget due
to flatlining incomes. Maybe
they will save less, consume less,
or use more credit. Needless to
say, the money has to come from
somewhere.
The people who choose to move
are confronted with another decision: where to move that keeps
them near their target rent, but
affords them with many of the
positive features of their previous
housing, such as great neighbors,
schools, and recreation. This
leads to a kind of exodus, where
the old tenants of the newly hip
neighborhoods become the new
tenants of the up and coming
neighborhoods.
Consider the Summer of 2010.
The average Inner Eastside PDX
two bedroom one bath apartment
rented for $808 a month. Today
those same apartments rent for an
average of $998. As of Spring 2015,
the average Outer Eastside PDX
two bedroom one bath apartment
rents for $775 a month, nearly the
same as an Inner Eastside PDX
apartment during the Summer of
2010.
Recognition of this trend is
important to investors on both the

buy and sell side. For an operator
of an apartment complex in a
developed area, an investment
strategy to consider is to sell,
and leverage at the current historically low interest rates into
more units in the newer up and
coming area—in fact, capturing
a similar group of tenants that
made the previous project successful. Economies of scale and lower
annual debt service will increase
cash flow and place the investor on
the path of growth.
Another investment strategy
is for investors searching for units
for the first time to consider areas
that previously were considered
less desirable. Why? Because these
areas have the same pool of clients
the desirable area of 5 years ago
had—and the tenant base of an
apartment investment often determines the failure and success of a
project.
For an update on which
areas are up and coming, contact any of Norris & Stevens’
multifamily brokers. Our extensive market research can help
buyers get the most out of their
investment.
N&S

Michael can be reached at 503-225-8436
or michaelf@norris-stevens.com
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Managing Your Liabilities
by Kelly Cassidy, Certified Mortgage Banker
Q10 National Mortgage Co

All too often articles, books
and seminars on the subject of
managing your personal finances
focus on managing assets and
pay too little attention to managing liabilities. While I agree
that managing assets is very
important, I do contend that managing liabilities is equally, if not
more, important. Wealth can be
created by good liability management, just as it can be lost
by poor liability management.
I suggest that at least once a
year real estate owners should
prepare and review a personal financial statement. When it comes
to liabilities, it is important to
look for opportunities as well as
risk. Some issues to consider are:
•
•
•
•
•
•

Loan Maturities
Interest Rate Adjustment
Dates
Interest Rates
Loan Constants
Prepayment Penalties
Concentration with one
Lender

Loan Maturities
In a perfect world, you would
never have more than 20% of
your loans maturing in any
one year. Unfortunately, some
have learned this lesson the hard
way. If you find yourself heavily
weighted in one year, you might
consider making some adjustments to mitigate risk. You might
consider refinancing debt and
extending the maturity date,

Page Eight

selling an asset and reducing debt,
or exchanging into another asset
(and using this as an opportunity
to obtain new debt with a new
maturity date.)It is also important to take into consideration
what the lending environment
will be when you have a loan
maturing. For this reason, you
will want to avoid a loan maturity
in 2016 or 2017, if that is possible.
In each of these years there will
be in excess of $200 billion of real
estate loans maturing. This all but
assures that 2016 and 2017 will be
a lenders’ market.
Interest Rate Adjustment
Dates
Again, with the idea of mitigating risk, you probably do not want
to have more than 20% of your
interest rates resetting in any
one year.
Interest Rates
Keep track of the interest rate
on all loans, even if they are not
secured by real estate. There may
be opportunities to reduce interest cost.
Loan Constants
Keep track of your loan constants, just as you do interest
rates. The difference is that loan
constants increase over time,
and you will need to recalculate
them. A loan constant is the annual principal and interest payment
divided by the current principal
balance. From a cash-flow perspective, this is what your debt is really
costing you.

Prepayment Penalties
At least once a year, review
your prepayment penalties. Like
loan constants, they need to be
recalculated. Chances are good
they will be less than they were
the last time you checked. Don’t
guess and don’t be intimidated.
If you need help in calculating a
prepayment penalty, ask someone
in real estate sales or lending.
If you are considering doing
something that will result in
your paying a prepayment penalty, you should consult with
your tax professional regarding
the tax consequences. Once tax
consequences are taken into consideration, the penalty might not
be as bad as you originally thought.
Concentration with one Lender
This may not seem like an issue to be concerned with, and if
you don’t plan on borrowing in the
future it is not. However, if you
plan on borrowing in the future,
you might be best served to have
a relationship with more than one
lender. There are many of reasons
for this, not the least of which is
that regulated lenders such as
banks and credit unions have a
limit on how much credit they will
extend to any one borrower. You
often hear this referred to as “family of debt.” As you would guess,
the maximum credit a lender
is willing to extend is different
for each borrower, and it often
changes. You can have a large bor-

[continued on Page Ten]
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Development Opportunities Increase
by Chase B. Brand • Multifamily Investment Broker
Over the last three years Portland has seen an explosion of
apartment construction, with each
year producing more permit applications and construction starts.
According to the Barry Report, in
2012 there were 3,100 permits issued in the Portland Metro area, in
2013 there were 5,821, and in 2014
there were 6,800. The number of
permits for 2015 is expected to
continue this trend. Part of this
growth spurt was a reaction to
the lack of new construction from
2008-2011, as well as a response to
steady in-migration to Oregon and
natural population increase.
The bullish attitude of apartment developers seems to be
continuing unabated. The 657
unit Hassalo on Eighth will open
its doors to new residents later
this year. Without waiting to
see if that project will succeed,
the developer, American Assets
Trust, has already begun a new
project with 1,000 new units on
the next block.
Where is the top of the market?
How much new construction can
this market absorb before supply
exceeds demand? How much rent
growth can the market tolerate?
How much more can the average
renter afford? Where are all of
these new renters coming from?
According to the Portland State
Population Research Center, this
party is just getting started. By
their estimates, the current population Oregon at the end of 2014
was 3,962,565. That was a 1.1%

(43,690) increase over 2013, which
saw a similar increase from the
previous year. They noted that 74%
of the increase came from inmigration while the remaining
26% came from natural population growth (births exceeding
deaths). This is twice the increase
in population growth that we saw
in 2010.
By the Population Research
Center estimates that there was a
population increase of 9,390 people
in Portland, and increases of more
than 1,000 people in Bend, Salem,
Beaverton, Eugene, and Corvallis.
Looking forward, the Oregon
Office of Economic Analysis’ most
recent population forecast shows
continued increases in population through 2020. Those analysts
predict an acceleration of the rate
of increase from 1.1% in 2014 to
as much as 1.19% by 2018. This
would result in an additional
45,000+ people in Oregon in
each of the next 5 years. They
have to live somewhere.
Recently, city planners from
Portland told the Metro Council
that the Portland area will need
to add an additional 123,000 new
housing units over the next 20
years, and that 75-80% of that will
be apartments or condominiums. It
should be noted that the Home
Builders Association of Metro
Portland disagrees with the
sustainability of such growth.
There are several fact ors
contributing Oregon explosive
population growth. Similar expan-

sion in California have sent many
new residents north looking for a
less crowded and less expensive
environment. Cold weather in the
Midwest makes Oregon’s temperate climate attractive, and the
cachet of Portland and Oregon as
a lifestyle choice make it attractive
to people across the country.
The two most limiting factors to the expansion of the
apartment market in Oregon
will be the number of jobs that
are added, and the ability of
local municipalities to handle
expansion given the limitation
of Urban Growth Boundaries.
There is significant concern regarding the future Oregon’s economy
and its ability to create jobs that
pay enough for renters to afford
more expensive apartments. There
is also considerable push back from
neighborhoods where significant
increases in population and density
are impacting parking and transportation.
Conclusion: The outlook for the
apartment market in Oregon
continues to be bright. Finding the right opportunity to
take advantage of it will be the
hardest part. Norris & Stevens
has the brokerage and property management expertise to
help you maximize your profits
from this unprecedented opportunity.
N&S
Chase can be reached at 503-225-8491
or chaseb@norris-stevens.com
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Portland is Bringing Value
to Apartment Investors
by Cameron Mercer • Multifamily Investment Broker
The city of Portland, Oregon
has seen a lot of change within the
last fifteen years, including fluctuations in city’s economy, increases
in population, and increases in the
cost of housing. When analyzing
the Portland apartment market,
one of the most important factors
to consider is the housing affordability component.
Even though rents have increased substantially during the
last five years, Portland still ranks
below Los Angeles, San Francisco
and Seattle in the cost of housing.
And a decent ranking on qualityof-life indices means in-migration
to Portland remains high. Developers, employers, the city government, and renters have all had to
adapt to this new reality in Portland’s housing market.
Looking back over the last five
years, Portland has consistently
been in the newspaper headlines
as being one of the top five cities
with the lowest apartment vacancy rates. Some reasons for this low
rental vacancy include sluggish
development over the last fifteen
years (supply and demand,) and
our large influx of younger renters.
The result: higher rents, of
course, but also an extremely low
inventory of apartment buildings
for sale, which has driven the prices up a bit. With low inventory and
low interest rates, Cap rates have
dropped as well, motivating active
investors to get off the sideline.

The increase in building values in the last couple years has increased the average per-door price
considerably. The City of Portland
has not seen average prices under $50K per door (for construction more than ten years old) since
2000, according to recent market
studies. Fast forward to 2014, with
the same specifications, the average price per door for this type
of product is $117K. A lot of this
increase can be attributed to our
tight rental market, lower interest
rates, and the gradually improving
economy.
What does this mean for the
Portland Metro apartment market? Well, times certainly have
changed. Per unit prices have
doubled on older product in the
last fifteen years, and prices under $50,000/door are a thing of the
past.
Conclusion: Even though
prices are higher than the early 2000s, investors can still find
the right deal for their investment portfolio in today’s market. We do encourage you, if
you’re a seller or buyer, to evaluate your position in the market. That includes financing,
as well as strategies to ensure
your long-term apartment investment success!
N&S
cameron can be reached at
503-225-8456
or cameronm@norris-stevens.com

Subscriptions to AIJ are $195 annually, or complimentary to clients, associates and friends
of Norris & Stevens Realtors. For subscription requests, address changes or more information
on Norris & Stevens’ services, please contact Barbara Moshofsky, Esq., Newsletter Editor
barbaram@norris-stevens.com. ©2015 Apartment Investors Journal Norris & Stevens, Inc.
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Managing Your
Liabilities
[cont. from Page Eight]
rowing capacity with a particular
lender one day, only to find yourself
at or beyond your limit the next.
Conclusion: While managing
your liabilities will certainly
not be the most enjoyable thing
that you do this year, it may be
one of the most important!
Kelly Cassidy is an officer of Q10
National Mortgage Company, a 90 year
old mortgage banking company. He
is a Certified Mortgage Banker with
more than 25 years of experience in
financing all types of commercial real
estate with a wide variety of capital
sources including insurance companies, pension funds, agencies, CMBS,
banks and credit unions. Kelly can be
reached at (503)270-5329 or kcassidy@
q10nmco.com.

Would
YOU
like to be
one of the FIRST
to receive AIJ?
Get your personal copy of the Apartment Investors Journal days earlier, and
help keep paper waste out of our nation’s
landfills! Simply email our editor, Barbara
Moshofsky, at:
barbaram@norris-stevens.com
It’s that simple! We will email you the latest version of AIJ as soon as it is available!

Norris & Stevens

621 SW Morrison, Suite 800
Portland, OR 97205
TEL (503) 223-3171
FAX (503) 228-2136
www.norris-stevens.com
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Portland Metro Employment Report
February 2015
reprinted from Portland Metro Labor Trends, April 2015, a publication of the State of Oregon Employment Department
Amy Vander Vliet, Regional Economist
We recently received the welcome news that Oregon’s jobless
rate has fallen to 5.4%, below the
national average for the first time
since 1996! The Oregon Employment Department sees this as an
indicator of accelerating job growth
in the state. In addition to the job
gains reported in the article below,
Oregon added an additional 4,300
jobs in March 2015.
The Portland metro area’s seasonally adjusted unemployment
rate fell below 6 percent for the
first time since the Great Recession struck the region seven years
ago. February’s rate declined to 5.6
percent; the lowest rate since June
2008 when the jobless rate was on
the rise. The drop in February’s
rate was due to both an increase in
the number of residents employed
and a decline in the number of unemployed.
Nonfarm payroll employment
was essentially flat in February following an upwardly revised gain of
4,800 jobs in January (seasonally
adjusted), according to preliminary
estimates from the federal Bureau
of Labor Statistics.
Manufacturing beat seasonal
trends for the second consecutive
month, adding 800 jobs following a
gain of 400 jobs in January. Most
other industries performed in line
with historic norms.
Every broad industry in the
metro area added jobs over the year.
In addition, the pace of growth was
more balanced across industries. A
year ago, growth ranged from a low
of 1.3 percent (information) to a

high of 12.6 percent (construction).
This year the gap is much narrower: 0.2 percent (construction) to
4.8 percent (information). In other
words, the economic growth in the
region is being shouldered more
evenly across the board.
Over the year the pace of job
growth held steady at about 3
percent (32,600 jobs), the same
as in 2014 and faster than in 2013
(2.3%).
Oregon Employment Situation: Falling Jobless Rate
Oregon’s unemployment rate
dropped to 5.8 percent in February
from 6.3 percent in January. This
was the second consecutive large
drop in the rate, putting February’s rate at the lowest since May
2008. Oregon’s unemployment rate
is now within three tenths of a
percentage point of the U.S. rate,
which was 5.5 percent in February.
This was the smallest gap between
Oregon and the U.S. since October
2013.
Several other labor market indicators are reflecting strength.
The number of longterm unemployed continued to drop. Roughly
35,000 Oregonians have been unemployed for six months or more,
compared with more than 100,000
in that situation at the worst of the
recession.
In addition, the number of
involuntary part-time workers
dropped to 105,000 inFebruary,
20,000 fewer than one year ago.
Also, the number of Oregonians
unemployed because they lost their
job dropped below 40,000 for the

first time since 2007.
In February, more Oregonians
were unemployed because they
chose to leave their prior job or
joined the labor market than because they’d lost their job.
Nonfarm payroll employment
rose by 2,400 in February – the
smallest monthly increase in six
months. Restaurants, health care,
and construction were among the
big gainers. Leisure and hospitality – an industry comprised largely
of restaurants – added 2,100 jobs
in February.
Nationally, consumer spending
at restaurants rose rapidly since
last year, perhaps partially due to
people having more money to spend
since gasoline prices plunged.
Health care and social assistance
added 1,100 jobs in February, bolstered by rapid hiring among firms
providing services for the elderly.
Construction activity, benefiting
from Oregon’s warm and dry winter, added 900 jobs.
Despite these improvements,
wage gains remain modest with average private-sector payroll earnings in Oregon rising only 18 cents
per hour, or 0.8 percent, during the
past 12 months.
Job Vacancies Up in 2014
Oregon’s private employers
looked to fill about 45,000 job vacancies at any given time in 2014,
according to new figures from the
Oregon Employment Department’s
Job Vacancy Survey. This is an increase of nearly 13,000 vacancies,
or 40 percent, over 2013.

Continued on Next Page
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[continued from Page Twelve]
Hand in hand with an increasing
By Wage
The average starting wage of- number of vacancies, employers
fered by employers also improved are having a harder time filling
over the year, increasing by 4 per- open positions: about half of the
cent to $15.67. The largest increase region’s job openings were conin vacancies was among jobs of- sidered difficult to fill, up from 39
fering starting wages between percent in 2013.
$10 and $15 per hour. There were Other highlights from the Survey:
• By industry, health care and
15,200 vacancies in this range, up
72 percent from 2013. Vacancies manufacturing accounted for over
offering more than $15 per hour one-quarter of the metro region’s
increased 29 percent to 11,900. vacancies.
• By occupation, production,
There were slightly fewer vacancies offering less than $10 per hour office/administrative support, and
in 2014. That’s partly because the food preparation occupational
increase in Oregon’s minimum groups accounted for one-third of
wage from $8.95 in 2013 to $9.10 all vacancies.
• More than one-third (9,000)
in 2014 narrowed that wage range.
of vacancies called for no more
By Industry
The health care and social than a high school diploma.
• Vacancies were roughly
assistance industry accounted
evenly
split across firm sizes.
for almost one-fifth of vacancies,
• One-quarter of vacancies
more than any other industry sector. Four additional industries paid $15/hour or more.
• Vacancies requiring higher
each accounted for more than 10
percent of Oregon job vacancies: education are more likely to be highmanagement, administrative, and paying, full-time, and permanent.
• About half of statewide vawaste services (which includes
company headquarters and tem- cancies were reported in the Portporary staffing agencies, among land tri-county area.
The Oregon Job Vacancy Surother businesses); retail trade; leivey
has been conducted since
sure and hospitality; and manu2008. The 2014 estimates are
facturing.
based on responses from 10,400
By Region
Every region of the state had Oregon employers. Vacancy surmore vacancies in 2014 than in vey results for the first quarter
2013. Eastern Oregon saw the of 2015 are scheduled for release
greatest percentage growth in va- in April 2015. A special report on
cancies over the year, up 73 per- Oregon’s difficult-to-fill vacancies
will be available later this Spring.
cent from 2013.
For more details on statewide
Portland Tri-County Area
and
regional vacancies, visit the
In the tri-county region (Multnomah, Clackamas, Washington), “publications” tab on QualityInfo.
employers reported more than org and scroll down to the section
23,000 vacancies in 2014, an in- titled “Job Vacancy Survey.”
Amy Vander Vliet, Regional Economist
crease of 7,100 (44%) over 2013.
can be reached at
Page Twelve
Amy.S.Vandervliet@oregon.gov

Investors know their
multifamily investment property
is in good hands with an
Institute of Real Estate
Management Accredited
Management Organization®.
Norris & Stevens is not only
AMO® accredited —
we have more Certified
Property Managers®
than any other firm
in Portland.
Call Brian Bjornson or
David Keys
to discuss your properties!
503-223.3171
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SPRING 2015 RENT SURVEY
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Numerical Key to Rent Survey Markets. Norris & Stevens also surveys additional markets not published in this newsletter.

Executive Summary

Norris & Stevens conducts regular rent and vacancy surveys in order to determine the range and depth of the rental market in
Portland Metro and the Willamette Valley. The current survey covers 167,871 apartment units. The overall vacancy rate for the
Portland Metro Area is 3.43% at the time of this survey. This is a decrease of .27%. [Currently Norris & Stevens’
management portfolio shows a vacancy rate of 3.0%.] Rents shown below are an average of the stated asking
rents, and do not reflect the impact of specials and concessions on rental income. Specials and concessions are
also not factored into the vacancy rates, therefore, financial occupancy may be significantly lower than physical
occupancy. Under-reporting of vacancies may be concealing additional turnover issues. Lease-ups are not included in vacancy rates. Only
complexes over 20 units are included.
Beginning with the Spring 2012 issue of AIJ, there was a change in the definition of “Newer” and “Older.”
Previously, older properties were defined as those built prior to 1995. In order to differentiate between the aging apartment inventory and
new construction, “Older” buildings are now defined as those built prior to 2000. We feel this better reflects market realities.
Norris & Stevens deems the results reliable. We do not guarantee their accuracy. All information should be verified prior to any real
estate transaction use. As we add properties to or drop properties from our survey, any area may show minor data fluctuations. Call a Norris
& Stevens broker regarding other submarkets surveyed in Oregon and Southwest Washington.
ens Norris & Stevens Norris & Stevens Nor

Area

Albany
(Vacancy Rate 2.1%)
1 * two buildings only

Av. Rent
Av. Sq. Ft.
Rent/Sq. Ft.
Corvallis/Newer
Av. Rent
(Vacancy Rate 2.2%*)
Av. Sq. Ft.
2 vacancy does not include lease-ups Rent/Sq. Ft.

Studio

1BD/1BA

2BD/1BA

2BD/2BA

2BD/2BA+

$474*
365
1.30
$700
451
1.55

$640
677
.95
$892
678
1.32

$735
894
.82
$850
844
1.01

$829
989
.84
$898
965
.93

N/A
N/A
N/A
$1399
1001
1.40

3BD/1BA

3BD/2BA

N/A
N/A
N/A
N/A
N/A
N/A

$929
1103
.84
$1276
1169
1.09

is & Stevens Norris & Stevens Norris & Ste

ris & Stevens Norris & Stevens Norris & Stevens Norris & Stevens Norris & Stevens Norris & Stevens Norris & Stevens Norris & Stevens Norris & Stevens Norris & Stevens Norris & Stevens Norris & Stevens Norr

vens Norris & Stevens Norris & Stevens Norris & Stevens Norris & Stevens Norris & Stevens Norris & Stevens Norris & Stevens Norris & Stevens Norris & Stevens Norris & Stevens Norris & Stevens Norris & Stev

Vacancy information may not be reprinted without prior written permission from Norris & Stevens.
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SPRING 2015 RENT SURVEY DATA
Area

Studio

1BD/1BA

Eugene/[Springfield]/Newer Av. Rent $814 [N/A] $864 [N/A]
(Vacancy Rate 3.4% [2.6%]*) Av. Sq. Ft. 431 [N/A] 696 [N/A]
vacancy does not
3 4
1.89 [N/A] 1.24 [N/A]
include lease-ups Rent/Sq. Ft.
Eugene/[Springfield]/Pre-2000 Av. Rent $588 [$584] $730 [$622]
(Vacancy Rate 3.7% [3.5%]) Av. Sq. Ft. 427 [397] 675 [618]
3 4
* one building only
Rent/Sq. Ft. 1.38 [1.47] 1.08 [1.01]
Salem Vicinity/Newer
Av. Rent
$614*
$723
(Vacancy Rate 2.7%*)
Av. Sq. Ft.
472
723
does not
5 * one building only vacancy
include lease-ups Rent/Sq. Ft.
1.30
1.00
Av. Rent
$553
$578
Salem Vicinity/Pre-2000
(Vacancy Rate 3.3%)
Av. Sq. Ft.
401
680
5
Rent/Sq. Ft.
1.38
.85
Beaverton/[Sunset Corr]/Newer Av. Rent $928 [N/A] $867 [$938]
(Vacancy Rate 1.7%/[2.1%]*)
Av. Sq. Ft. 424 [N/A] 634 [678]
vacancy does not
6 7
Rent/Sq. Ft. 2.19 [N/A] 1.37 [1.38]
include lease-ups
Beaverton/[Sunset Corr]/Pre-2000Av. Rent $678 [$823] $877 [$931]
(Vacancy Rate 3.1%/[2.7%])
Av. Sq. Ft. 411 [465] 675 [675]
6 7
Rent/Sq. Ft. 1.65 [1.77] 1.30 [1.38]
Clackamas/Newer
Av. Rent
$606*
$1065
(Vacancy Rate 3.5%)
Av. Sq. Ft.
415
756
8
* one building only
Rent/Sq. Ft.
1.46
1.41
Clackamas/Pre-2000 Av. Rent
$780
$856
(Vacancy Rate 4.3%) Av. Sq. Ft.
426
673
8
* one building only
Rent/Sq. Ft. 1.83
1.27
Gresham/Newer
Av. Rent $694
$837
(Vacancy Rate 2.2%)
Av. Sq. Ft.
500
693
9
Rent/Sq. Ft.
1.39
1.21
Gresham/Pre-2000
Av. Rent $604
$734
(Vacancy Rate 2.9%)
Av. Sq. Ft.
480
683
9
Rent/Sq. Ft.
1.26
1.07
Hillsboro & Tanasbourne New Av. Rent $1035
$1041
(Vacancy Rate 5.9%*)
Av. Sq. Ft.
577
739
does not
10 10
11 10 vacancy
Rent/Sq. Ft.
1.79
1.41
include lease-ups
$703
$902
Hillsboro & Tanasbourne Old Av. Rent
(Vacancy Rate 5.5%)
Av. Sq. Ft.
448
730
10 10
11 10
Rent/Sq. Ft.
1.57
1.24
No New Construction in Lake Oswego
N/A
N/A
Lake Oswego & W Linn/Old Av. Rent
$827
$1064
(Vacancy Rate 4.3%)
Av. Sq. Ft.
433
730
12 * 24 units total
Rent/Sq. Ft.
1.91
1.46
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2BD/1BA

2BD/2BA

2BD/2BA+

3BD/1BA

$986 [$859] $1071 [$885] $1730 [N/A]
830 [1000] 1040 [1150] 1191 [N/A]
1.19 [.86] 1.03 [.77] 1.45 [N/A]
$773 [$717] $954 [$755]* $1144 [N/A]
850 [833] 1007 [884] 1210 [N/A]
.91 [.86] .95 [.85]
.95 [N/A]

N/A
N/A
N/A
$759
944
.80

$754
926
.81
$670
868
.77
$995 [$1270]
827 [860]
1.20 [1.48]
$945 [$1021]
888 [898]
1.06 [1.14]
$1093
880
1.24
$925
878
1.05
$912
882
1.09
$778
880
.88
$1121
945
1.19
$980
936
1.05
N/A
$1116
980
1.14

N/A
N/A
N/A
$818
1116
.73
N/A [N/A]
N/A [N/A]
N/A [N/A]
$1048 [$968]
1031 [952]
1.02 [1.02]
N/A
N/A
N/A
$1210*
1232
.98
N/A
N/A
N/A
$915
1097
.83
N/A
N/A
N/A
$1097
1148
.95
N/A
$988*
962
1.03

$870
$1448
982
1212
.89
1.19
$770
$1134
988
1150
.78
.99
$1036 [$1101] $1295 [$1438]
948 [940] 1051 [1005]
1.09 [1.17] 1.23 [1.43]
$1040 [$1174] $1496 [$1395]
955 [952] 1167 [1106]
1.09 [1.23] 1.28 [1.26]
$1254
N/A
1052
N/A
1.19
N/A
$1016
$1115
964
1147
1.05
.97
$1033
$1307
985
1280
1.05
1.02
$914
N/A
975
N/A
.94
N/A
$1203
$1431
1019
1153
1.18
1.24
$1050
$1396
1032
1277
1.02
1.09
N/A
N/A
$1306
$1682
1034
1268
1.26
1.33

[N/A]
[N/A]
[N/A]
[$784]
[924]
[.85]

3BD/2BA

$1249
1244
1.00
$1169
1212
.96

[$965]
[1217]
[.79]
[$833]
[1138]
[.73]

$1110
1221
.91
$860
1146
.75
$1229 [$1561]
1195 [1283]
1.03 [1.22]
$1192 [$1375]
1150 [1190]
1.04 [1.16]
$1405
1236
1.14
$1258
1132
1.11
$1145
1183
.97
$1084
1132
.96
$1443
1291
1.12
$1358
1299
1.05
N/A
$1533
1298
1.18

Creating Value in Investment Real Estate®

SPRING 2015 RENT SURVEY DATA
Area

Milwaukie & Gladstone/New Av. Rent
(Vacancy Rate 1.7%)
Av. Sq. Ft.
13
Rent/Sq. Ft.
Milwaukie & Gladstone/Old Av. Rent
(Vacancy Rate 3.1%)
Av. Sq. Ft.
13
Rent/Sq. Ft.
Oregon City/New
Av. Rent
(Vacancy Rate 2.7%)
Av. Sq. Ft.
14
169 units/one community Rent/Sq. Ft.
Oregon City/Pre-2000
Av. Rent
(Vacancy Rate 2.8%)
Av. Sq. Ft.
14
* 3 units only
Rent/Sq. Ft.
PDX Downtown/Newer
Av. Rent
(Vacancy Rate 3.6%*)
Av. Sq. Ft.
15
*not including lease-ups
Rent/Sq. Ft.
PDX Downtown /[Vintage DT] Av. Rent
Pre-2000
(Vacancy Rate 2.9%/[2.5%])
Av. Sq. Ft.
* one building only
Rent/Sq. Ft.
15 10
16 10
PDX Inner Eastside/Newer Av. Rent
(Vacancy Rate 1.8%)
Av. Sq. Ft.
no lease-ups in vacancy rate
17a not including New Columbia Rent/Sq. Ft
PDX Inner Eastside/Pre-2000 Av. Rent
(Vacancy Rate 3.2%)
Av. Sq. Ft.
17a
* one building only
Rent/Sq. Ft.
PDX Outer Eastside/Newer Av. Rent
(Vacancy Rate 3.0%)
Av. Sq. Ft.
* one building only
Rent/Sq. Ft.
17b
PDX Outer Eastside/Pre-2000Av. Rent
(Vacancy Rate 2.2%)
Av. Sq. Ft.
17b
Rent/Sq. Ft.
PDX Westside/Newer
Av. Rent
(Vacancy Rate 2.7%)
Av. Sq. Ft.
18
* one building only
Rent/Sq. Ft.
PDX Westside/Pre-2000
Av. Rent
(Vacancy Rate 3.0%)
Av. Sq. Ft.
18
Rent/Sq. Ft.
Tigard-Tualatin/Newer
Av. Rent
(Vacancy Rate 1.9%)
Av. Sq. Ft.
* one building only
19
two Sec 42 buildings incl Rent/Sq. Ft.

Studio

N/A
N/A
N/A
$708
468
1.51
$865
483
1.79
$745*
251
2.97
$1051
492
2.14
$836 [$805]
382 [400]
2.19 [2.01]
$1030
464
2.22
$839
421
1.99
$542
396
1.37
$557
443
1.26
$1240
531
2.33
$708
434
1.63
N/A
N/A
N/A

2BD/1BA
2BD/2BA
2BD/2BA+
3BD/1BA
3BD/2BA
$784
$797
$907
N/A
N/A
N/A
667
819
982
N/A
N/A
N/A
1.18
.97
.92
N/A
N/A
N/A
$795
$891
$960
$1576
$958
$1241
687
877
1020
1327
1106
1275
1.16
1.02
.94
1.19
.87
.97
$928
$1095
$1180
N/A
N/A
$1540
652
896
977
N/A
N/A
1628
1.42
1.22
1.21
N/A
N/A
.95
$774
$915
$961
N/A
$1014
$1099
704
895
957
N/A
1000
1085
1.10
1.02
1.00
N/A
1.01
1.01
$1504
$1621
$2731
$3871
N/A
$3681
698
959
1119
1337
N/A
1506
2.15
1.69
2.44
2.90
N/A
2.44
$1337 [$1038] $1898 [$1374] $2054 [$1579] $3149 [N/A] $2062* [N/A] $3045 [N/A]
642 [637] 878 [877] 1044 [846] 1337 [N/A] 1113 [N/A] 1850 [N/A]
2.08 [1.63] 2.16 [1.57] 1.97 [1.87] 2.36 [N/A] 1.85 [N/A] 1.64 [N/A]
$1179
$1228
$1698
$1999
$824*
$1442
635
836
950
1082
1046
1275
1.86
1.47
1.79
1.85
.79
1.13
$897
$998
$1180
$1549
$1084
$1137
630
857
1016
1044
1036
1195
1.42
1.16
1.16
1.48
1.05
.95
$684
$794
$875
$1050
$825
$954
662
871
963
1280
1092
1098
1.03
.91
.91
.82
.76
.87
$664
$775
$819
N/A
$871
$990
649
858
1001
N/A
1016
1187
1.02
.90
.82
N/A
.86
.83
$1172
$1403
$1401
$1532*
N/A
$1680*
780
1034
1053
1293
N/A
1368
1.50
1.36
1.33
1.18
N/A
1.23
$824
$915
$1111
$1467
$1129
$1304
671
893
1000
1111
1050
1263
1.23
1.02
1.11
1.32
1.08
1.03
$783
$1020*
$937
N/A
N/A
$1113
628
948
924
N/A
N/A
1144
1.25
1.08
1.01
N/A
N/A
.97
1BD/1BA

Vacancy information may not be reprinted without prior written permission from Norris & Stevens.
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Area

Studio

1BD/1BA

2BD/1BA

2BD/2BA

2BD/2BA+

3BD/1BA

3BD/2BA

Tigard-Tualatin /Pre-2000
Av. Rent
(Vacancy Rate 4.6%)
Av. Sq. Ft.
19
Rent/Sq. Ft.
Vancouver/Newer
Av. Rent
(Vacancy Rate 4.8%) Av. Sq. Ft.
20 no lease-ups in vacancy rate Rent/Sq. Ft.
Vancouver/Pre-2000
Av. Rent
(Vacancy Rate 5.5%) Av. Sq. Ft.
20
Rent/Sq. Ft.
Wilsonville/Newer
Av. Rent
(Vacancy Rate 5.0%) Av. Sq. Ft.
21 no lease-ups in vacancy rateRent/Sq. Ft.
Wilsonville/Pre-2000
Av. Rent
(Vacancy Rate 5.1%) Av. Sq. Ft.
21
Rent/Sq. Ft.

$705
441
1.59
$663
546
1.21
$658
447
1.47
$826
531
1.56
N/A
N/A
N/A

$771
674
1.14
$804
719
1.12
$733
688
1.07
$982
751
1.31
$820
747
1.10

$849
846
1.00
$898
925
.97
$791
881
.90
$1041
975
1.07
$810
848
.96

$999
973
1.03
$1036
1069
.97
$908
1015
.89
$1306
1102
1.19
$914
915
1.00

$1309
1152
1.14
$1332
1248
1.07
$1123
1291
.87
$1493
1258
1.19
N/A
N/A
N/A

$953
977
.98
$1063
1108
.96
$926
1102
.84
N/A
N/A
N/A
N/A
N/A
N/A

$1217
1138
1.07
$1252
1322
.95
$1123
1232
.91
$1481
1271
1.16
$1224
1138
1.08

Vacancy information may not be reprinted without prior written permission from Norris & Stevens.

TCN

WORLDWIDE
REAL ESTATE SERVICES

Cap Rate Ranges

Representative capitalization [Cap] rates for
larger apartments communities
[20 or more units] sold 02/14 - 02/15
MULTNOMAH COUNTY
BUILT PRIOR TO 2000 BUILT 2000 - PRESENT

5.00% — 6.30%

Current Long Term Rates Available
by Lender Type
Portfolio Lenders & Savings Banks:
5 years • 7 years • 10 years
3.40% • 3.60% • 4.10%
Life Insurance Companies
10 years - 3.70%

5.22% — 6.29%

WASHINGTON COUNTY
BUILT PRIOR TO 2000 BUILT 2000 - PRESENT

5.25% — 7.57%

4.71% — 6.20%

CLACKAMAS COUNTY
BUILT PRIOR TO 2000 BUILT 2000 - PRESENT

4.02% — 9.56%

5.40% — 6.50%

CLARK COUNTY

Conduits:
10 year - 4.00%

BUILT PRIOR TO 2000 BUILT 2000 - PRESENT

Fannie Mae & Freddie Mac:
10 years - 4.10%

MARION COUNTY

HUD 223-F: approximately 4.30%
Rates vary: recourse/non-recourse; loan-to-value; loan size.

5.50% — 7.01%

5.53% — 6.11%

BUILT PRIOR TO 2000 BUILT 2000 - PRESENT

6.15% — 8.20%

6.15% — 6.65%

Smaller-sized apartment communities may have values that vary from these
findings. These ranges do not include institutional purchases in downtown
Portland, which are in the 4% to 5% range. Please refer to a Licensed
Appraiser or MAI for specific values.

Information courtesy of Bill Leavens, Jackson Group NW Inc.
(Multifamily Specialists) and CoStar Comps
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SPRING 2015 RENT SURVEY DATA

Creating Value in Investment Real Estate®

AVERAGE RENTS SEASONED CONSTRUCTION
A HISTORY OF AVERAGE RENTS FOR SEASONED TWO BEDROOM/ONE BATH
APARTMENTS IN THE PORTLAND METRO AREA.
*Seasoned apartments defined as built prior to 2000 for the years 2011 - present
Seasoned apartments defined as built prior to 1990 for the years 2004 - 2010

2004

$609

2005

$592

2006

$638

2007

$682

2008

$726

2009

$717

2010

$723

2011

$783*

2012

$811*

2013

$861

2014

$934
$600

$800

$700

$900

$1000

AVERAGE RENTS NEWER CONSTRUCTION
A HISTORY OF AVERAGE RENTS FOR NEWER TWO BEDROOM/TWO BATH
APARTMENTS IN THE PORTLAND METRO AREA.
*Newer apartments defined as built 2000 - present for the year 2011 - present
[including those originally built as condos]
Newer apartments defined as built 1990 to the present for the years 2004 - 2010

2004
2005
2006

$740
$723
$770
$847

2007
2008

$897

2009

$899

2010

$920

2011

$1182*
$1213*

2012

$1258

2013

$1354

2014
$700

$800

$900

1000

$1100

$1200

$1300
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Recent Apartment Sales in Oregon & SW Washington
Property

City

Tupelo Alley
Portland
Crtyds @ Cedar Hills
Beaverton
Vista @ 23rd [Kempton Downs] Gresham
Woodland Park
Hillsboro
Beef Bend Court
Tigard
Lewis Ridge
Vancouver
Trailside [Gray Eagle]
Gresham
Clark Creek Village
Salem
Green Leaf Monterey [Springs] Portland
One Jefferson Pkwy
Lake Oswego
Asa Flats/Lofts
Portland
Watkins Park
Clackamas
Reflections @ Summer Crk Beaverton
The Addy
Portland
Westview Heights
Portland
Rock Creek Landing
Hillsboro
Tabor Pointe
Portland
Green Leaf Casc. Pk[Ardendale]Vancouver
The Landing
Oregon City
Orenco Station
Hillsboro
Arbor Creek
Beaverton
Chesapeake Pointe
Milwaukie
Lumina [Holly Ridge]
Gresham
Arbor Heights
Tigard
Tualatin Meadows
Tualatin
Courtyard Village
Vancouver
Heritage Village
Eugene
Honeyman Hardware Lofts Portland
Harrison Tower
Portland
Twnhmes w/ a View
Clackamas
Village East
Springfield
The Preserve [Hidden Crk]Oregon City
Central Eastside Lofts
Portland
Commons @ Pilot Butte
Bend
Jory Trail @ the Grove
Wilsonville
Vista Highlands
Gresham
Sunnyside Park
Milwaukie
Westover Tower
Portland
Element 170
Beaverton
Cascade View
Salem
Harbour Court
Portland

Price
$53,000,000
$11,675,000
$27,000,000
$6,850,000
$13,100,000
$15,662,147
$10,050,000
$2,500,000
$51,250,000
63,000,000
$105,500,000
$8,100,000
$53,000,000
$26,650,000
$44,800,000
$80,000,000
$5,300,000
$18,500,000
$52,500,000
$51,000,000
$47,250,000
$14,000,000
$43,550,000
$54,100,000
$23,750,000
$7,900,000
$13,150,000
$37,050,000
$53,000,000
$16,250,000
$2,695,307
$16,025,000
$18,945,000
$20,875,000
$59,000,000
$7,200,000
$5,631,329
$12,400,000
$39,000,000
$7,700,000
$17,700,000

Units CAP
188
145
278
111
120
112
220
42
390
341
231
157
351
104
198
480
40
166
302
264
440
159
440
348
240
151
176
96
185
192
42
135
70
204
324
169
70
70
244
126
99

4.40%
6.50%
6.80%
6.00%
6.00%
6.10%
5.50%
6.50%
5.96%
N/A
N/A
6.75%
N/A
4.50%
4.80%
4.80%
5.70%
5.50%
5.35%
5.00%
5.80%
5.80%
6.00%
4.65%
N/A
N/A
6.20%
4.65%
5.00%
7.10%
N/A
6.50%
4.82%
5.25%
6.00%
N/A
N/A
N/A
N/A
6.40%
5.00%

Price
/Unit
$281,915
$107,356
$97,122
$61,712
$109,167
$139,841
$83,750
$59,524
$131,410
$181,556
$456,710
$51,592
$150,997
$256,250
$226,263
$166,667
$108,163
$111,446
$173,841
$193,182
$107,386
$88,050
$98,977
$155,460
$98,958
$52,318
$74,716
$370,500
$286,486
$84,635
$64,174
$118,704
$270,643
$102,328
$182,099
$102,857
$83,304
$177,143
$160,494
$61,111
$178,788

Built
2008
1969
1990
1980
1998
2013
1998
1994
1990
1985
2008
1957
1990
2014
2003
1995
2008
1987
2011
1998
1984
1988
1994
1997
2001
1972
1975
1903
1965
1987
1979
2004
2012
2004
2012
1997
1986
1950
2014
1994
2000

Sale
Date
02/07/2014
03/31/2014
03/26/2014
04/01/2014
04/15/2014
04/17/2014
04/24/2014
04/24/2014
04/24/2014
06/03/2014
06/19/2014
06/23/2014
08/01/2014
08/07/2014
08/18/2014
08/19/2014
08/21/2014
08/25/2014
08/25/2014
08/26/2014
09/26/2014
10/16/2014
10/17/2014
10/20/2014
10/30/2014
11/14/2014
11/21/2014
11/24/2014
12/16/2014
12/19/2014
12/16/2014
12/30/2014
01/04/2015
01/07/2015
01/27/2015
02/04/2015
02/07/2015
02/24/2015
02/26/2015
02/27/2015
02/27/2015

NOTE: CAP rates reported by CoStar may not represent actual operation of the property, since the
assumptions made by the information source to calculate CAP rate may differ from the actual operating data.
Sources: CoStar Comps.com and Norris & Stevens Sales

Page Eighteen

Creating Value in Investment Real Estate®

AVERAGE PRICE/UNIT FOR APARTMENT SALES
2002-2015
PORTLAND METROPOLITAN AREA
2014
**Asa Flats
& Lofts
2011
$456,710/unit
**Museum Place
Broadstone Enso
Kearney Plaza
The Beverly
$367,521 avg
2013
**The Cyan
Savier Flats
2010
$295,951 avg
2012
**Ladd Tower
**Hawthorne 44
Tupelo Alley
Axcess 15
Park 19
Riverplace Sq
2121 Belmont
$244,692 avg
$235,081 avg

2008
**The Ardea
$448,916

2007
**10th @ Hoyt
$294,007
* excluding
Brewery Blocks
mixed use

Seasoned
Construction
Price/Unit
Year
$56,628
2002
$47,709
2003
$55,293
2004
$66,931
2005
$67,164
2006
$80,544
2007
$86,717
2008
$64,815
2009
$70,776
2010
$82,644
2011
2012
$82,397
2013
$85,495
2014
$122,752
2015to 04/15 $115,604

$205,000/Unit
$195,000/Unit

2009
**The Cyan
$184,659

$185,000/Unit
$175,000/Unit
$165,000/Unit
$155,000/Unit

Newer
Construction

$145,000/Unit
$135,000/Unit
$125,000/Unit
$115,000/Unit
$105,000/Unit
$95,000/Unit
$85,000/Unit
$75,000/Unit
$65,000/Unit
$55,000/unit
$45,000/Unit
$35,000/Unit

'02

'03

'04

'05

'06

'07

Newer Construction

'08

'09

'10

'11

'12

'13

Seasoned Construction

'14

'15

Year

Year
Price/Unit
2002
$65,826
2003
$66,899
2004
$76,286
2005
$78,518
2006
$79,112
2007
$114,728
2008
$96,211
2009
$69,373
2010
$107,132
2011
$123,973
2012
$115,764
2013
$95,306
2014
$192,132
2015to 04/15 $183,870

Luxe & Condo Conversion

* Paramenters change: Newer Construction is defined as having been built after 2000 for the years 2011- 2014;
For the years 2002 - 2010, Newer Construction is defined as having been built after1990.
**New high-end sales and condo-conversion sales are graphed separately.

Source: CoStar Comps.com
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Reaping the maximum return
from your investment takes
TEAMWORK!!
Norris & Stevens’ full service
approach to coordinating purchases,
development or rejuvenation, management, sales and refinancing creates
value in your investment real estate.
Our Brokerage and Professional
Management Departments are fully
integrated — to provide the right
combination of services to investors
in multifamily property.
Norris & Stevens’ Property Management gives our clients a competitive
edge, whatever the market conditions.
For property management solutions,
call Brian Bjornson at 503.225.8438.
We encourage and assist investors
in frequently evaluating their investments in the light of current conditions and trends. Because Norris &
Stevens constantly monitors market
trends and sales values for Oregon
and Washington, our combined 161
years of investment experience are
backed by solid market data. Eight
Asset Managers and six Apartment
Brokers work together to give you a
comprehensive perspective and keep
you better informed about your investment options.
Norris & Stevens operates and
sells apartment properties from 25 to
400 units with equal skill and depth.
Our analytical process is the same
— thorough — no matter how large
or small your investment. We are
leaders in creating investment and
management strategies for apartment
investors.
To make an appointment for a
broker analysis of your property, or to
receive information about our services
or our market newsletter, contact us
in Portland at (503) 223-3171.

The N&S Multifamily
Investment Team
Brian Bjornson

Over 30 years of experience
including all aspects of sales,
financing, property management, new project development and planning, receiverships, and community redevelopment of apartments. BS
in Economics from Portland
State University. Licensed
broker in Oregon.
brianb@norris-stevens.com

Kir k War d

Over 30 years’ experience in
apartment brokerage, developmental assistance and feasibility for new construction. 25
years with Norris & Stevens.
BS in Economics from the University of Oregon. Has taught
classes in investment real estate.
Licensed broker in Oregon.
kirkw@norris-stevens.com

Charles C onrow,
CPM®

Tom Dav ies, CPM®,
CCIM®

charlesc@norris-stevens.com

tomd@norris-stevens.com

Over 30 years of real estate
experience including commercial and multifamily sales,
leasing and property management. Attended University of
Colorado in Business Administration. Licensed broker in
Oregon and Washington.

Todd VanD om ele n

23 years of commercial real
estate experience. BS in Business Administration (specializing in finance/real estate)
from Portland State University.
Licensed broker in Oregon and
Washington.
toddv@norris-stevens.com

Cameron Mercer

5 years experience in the real
estate field. Worked closely
with several large banks on
residential foreclosures, and
works currently at Norris &
Stevens as both a broker and
an asset manager. Graduate of
University of Arizona with a
major in Regional Development and a minor in Business
Administration. Licensed
broker in Oregon.
cameronm@norris-stevens.com

27 years’ experience specializing in apartment brokerage
and management. Portland
State University Masters in
Public Administration. Certified Commercial Investment
Member®. Licensed broker in
Oregon and Washington.

Chase Brand

14 years’ experience in apartment brokerage. 18 years of
experience in development
and construction of residential and multifamily properties. BA in Geology from
Colorado College. Licensed
broker in Oregon.
chaseb@norris-stevens.com

Michael Fu

2.5 years of commercial real
estate experience. Holds
a MA in Economics from
Northwestern University
and an honors BA in Math
and Economics from Cornell University. Licensed
broker in Oregon.
michaelf@norris-stevens.com

