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Summary

ABOUT THE NATIONAL

APARTMENT ASSOGIATION

federation of more than 167 state and local

associations throughout the United States and
Canada. Together, we represent more than 30,000
members and 5.14 million apartment homes. NAA is
the leading advocate for quality rental housing with
members representing multifamily builders, owners,
developers, managers, leasing consultants, service
technicians and suppliers.

The National Apartment Association (NAA) is a

NAA strives to bring you a wealth of information
through advocacy, research, technology, education,
strategic partnerships and an ever-growing member-
ship base. NAA ensures that your voice is heard and
protects your interests by providing representation on
legislative and regulatory issues across all levels of
government through a joint legislative alliance with
the National Multi Housing Council. The State and
Local Policy Department monitors and reports state
and local legislative activity, conducts research, and
provides statistics and information from numerous
resources.

NAA plays a key role in educating multifamily

housing professionals nationwide through our six
nationally recognized certification programs for prop-
erty supervisors (CAPS), apartment managers (CAM),
leasing consultants (NALP), maintenance personnel
(CAMT and CAMT II) and apartment suppliers (CAS).

NAA provides a forum for the exchange of ideas
and information, strategic partnerships, and long-
lasting friendships at our three annual conferences.
NAA's Capitol Conference, held each spring in
Washington, D.C., is designed for members to receive
legislative issue briefings and lobby their members of
Congress. The biggest and most anticipated event of
the year, the NAA Education Conference & Exposition,
is held each June. The Assembly of Delegates Meeting
is held each fall to elect officers and transact associa-
tion business.

Every member receives UN/7S magazine, the
authority on the multifamily housing industry. Plus,
NAA members have access to special discounts on
other resources not available anywhere else, such as
this survey, the Washington Update Series, Hotsheets
and the NAA Bookstore.

NATIONAL APARTMENT
ASSOCIATION
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2004 Survey of Income and Expenses

in Rental Apartment Communities

Executive Summary

AA has completed its Survey
N of Operating Income and

Expenses in Rental
Apartment Communities for 2004,
based on data for 2003. Major find-
ings in this survey of the profes-
sionally managed rental apartment
industry show some more softening
in the market rent segment of the
rental apartment market.

A total of 3,682 properties con-
taining 832,471 units are repre-
sented in this report. Reporting of
the data is composed of 3,064
market rent properties containing
734,737 units and 618 subsidized
properties containing 97,734
units. Forms with partial data or
apparent problems that could not
be resolved and used were
received for 57 more properties
with 12,198 units.

The report presents data from
four types of properties. Garden
and mid-rise/high-rise structures
are segmented into individually
metered and master metered util-
ities properties.

Responses from garden proper-
ties with individually metered
utilities dominate the survey, rep-
resenting 84 percent of the mar-
ket rent properties and 49 percent
of the subsidized properties. The
analysis is, therefore, centered on
the garden properties with indi-
vidually metered utilities.

Average sizes of the market rent
garden individually metered prop-
erties are 238 units, and 175 units
in subsidized units. Rentable floor
area averaged 871 square feet for
market rent apartments and 862
square feet for the subsidized units.

The complete report, which
can be found at NAA's Web site,
www.naahq.org, contains detailed

Market Rent Properties Summary ................... p. 4
Metropolitan Area Detailed Income and Expense Data .. p.5
Subsidized Properties Summary .................... p. Il
Subsidized Properties Detailed Income and Expense Data . . p. 23
Glossary of Terms . ..., p. 12

To view a full survey report or individual market data
visit www.naahgq.org.

Regions Used in Survey

Region I  CT, DE, MA, MD, ME, NH, NJ, NY, PA, RI, VA, VT, WV
Region II AL, FL, GA, KY, MS, NC, SC, TN

Region III IL, IN, MI, MN, OH, WI

Region IV AR, LA OK, TX

Region V  CO, IA, KS, MO, MT, NE, ND, NM, SD, UT, WY
Region VI AZ, CA, ID, NV, OR, WA

National Apartment Association 2004 Income & Expense Survey « Copyright © 2004 « All rights reserved

data summarized for six geo-
graphic regions and for metropoli-
tan areas with at least 10 proper-
ties reported. Sixty-six metropoli-
tan areas met the separate report-
ing requirement for market rent
properties. Sufficient numbers of
subsidized properties were submit-
ted for 20 metropolitan areas.

This report also includes tables
for the “other” properties in states
with at least seven properties locat-
ed in metro areas that did not
meet requirements for separate
reporting and in non-metro areas.
Tables for market rent properties
are given for 16 states, and among
subsidized properties there are
tables for 16 states. Data is present-
ed in three forms: dollars per unit,
dollars per square feet of rentable
floor area and as a percentage of
gross potential rent (GPR).

Market Rent Propenrties
Economic Losses (reported as
Economic Vacancies in previous
reports). Softness in the rental
apartment market still existed
through last year. One measure of
the softness is economic losses. They
are defined as the difference
between rent revenue collected and
GPR expressed as a percentage of
GPR. Included in the losses are rev-
enues lost to physical vacancies, net
uncollected rents, and the values of
rent concessions. The Economic loss
rate in the survey averaged 13.35
percent in 2003, up from 11.39 per-
cent recorded a year earlier.
Economic loss rates rose
markedly in all regions. The low-
est economic loss rate was record-
ed, as it has been in every one of
the NAA surveys, in the Northeast
(Region 1) at 8.79 percent. A high
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ALL MARKET RENT PROPERTIES
OPERATING INCOME & EXPENSE DATA

INDIVIDUAL METERED PROPERTIES

I

|

MASTER METERED PROPERTIES
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of 16.33 percent was calculated for properties in the
Mountain/South Midwest (Region V).
Economic vacancy rates for all of the regions were:
2003 2002 2001

Region | 8.79% 8.21% 6.36 %
Region II 13.31% 12.10% 10.44 %
Region III 13.84% 10.85% 10.64 %
Region IV 13.98% 11.53% 9.90 %
Region V 16.33% 12.75% 9.16 %
Region VI 13.21% 11.54% 9.79 %

Net Operating Income and Revenues (NOI). NOI is
an important measurement to use for evaluating the health of
a property. It is simply the difference between total revenue col-
lected and total operating expenses. NOI represents the gross

Net Operating Income Individually Metered
Market Rent Garden Properties
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cash available for debt service, capital expenditures and profits.

NOI in the survey also revealed the softer rental apartment
market with its decline for the fourth straight year in the survey
for 2003 data. NOT measured in percent of GPR terms fell to
53.1 percent from the survey historical peak of 58.9 percent in
1999. Regionally NOI's in 2003 ranged from a high of 60.9
percent in the Northeast states (Region I) to a low of 47.7 per-
cent in the Southwest (Region IV). The Southwest states histor-
ically have had the lowest NOI among the regions. Average
NOIs for all regions for the last two surveys are as follows:

per unit per sq. ft. % of GPR

2003 2002 2003 2002 20032002

All $4,627  $4,940 $5.31 $5.66 53.1 56.7
Region  $6,607 $6,214 $7.48 $6.94 609 62.5
Region II  $4,401  $4,608 $4.82 $5.10 52.7 553
Region ITI $4,193  $4,561 $4.84 $5.26 50.0 55.3
Region IV $3,780 $4,195  $4.61 $509  47.7 522
Region V. $4,745 $5,302 $5.43 $6.09 55.6 60.3
Region VI $6,073 $6,164  $6.98 $7.07 58.7 60.8

Economic Vacancy Rate by Region
Individually Metered Market Rent Garden Properties

Region |

Region Il Region il Region IV Region V' Ragion VI
B 1996 @2000 02001 02002 W2003

Gross Potential Rent (GPR). GPR in the survey data
tables is defined here on a post fiscal year basis. It is the sum
of rent revenue collected and revenue losses, including those
from vacancies, collections and concessions. Average GPR for
individually metered garden apartments was $8,719 per unit
($727 monthly) in this year’s survey vs. $8,707 per unit
($726 monthly) in the previous survey. Translated into per
square foot of floor area, they were $10.02 ($.84 per month)
vs. $9.97 ($.83 per month). Median GPR in the current sur-
vey is $7,631 ($636 per month). The range went from

Turnover Rates Individually Metered
Market Rent Garden Properties

i

T¥
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$24,381 ($2,031 per month) to $3,294 ($275 per month).

Rent Revenue Collected. Rent revenue collected averaged
$7,555 per individually metered garden property unit annually in
the survey down from the $7,714 in last year’s survey. Measured
on a per square foot basis, rent revenue averaged $8.68.

Revenue Losses. Revenue losses rose to 13.35 percent of
GPR for 2003 data from 11.4 percent in the survey for 2002 data
and 9.5 percent in the 2001 data survey. Data for revenue losses
was reported in three categories: those due to vacancies, collec-
tions and concessions. All three measures of revenue losses

National Apartment Association 2004 Income & Expense Survey ¢ Copyright © 2004  All rights reserved

increased markedly. Vacancy losses for individually metered mar-
ket rent garden properties averaged 8.3 percent of GPR in the cur-
rent survey (§725 per unit, $.83 per square foot) vs. 7.7 percent of
GPR ($668 per unit, $.77 per square foot) a year ago. Collection
losses averaged 1.3 percent of GPR ($114 per unit, $0.13 per
square foot) in comparison to 0.7 percent of GPR ($63 per unit,
$0.07 per square foot) for 2002 data. And losses from rent conces-
sions averaged 3.9 percent of GPR ($339 per unit in the property,
$0.39 per square foot) vs. 3 percent of GPR ($261 per unit in the
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Operating Expenses by Size of Property
Individually Metered Market Rent Garden Properties

Insurance costs rose more than 13 percent to $203 per unit
($.23 per square foot) from $179 per unit ($0.21 per square
foot). And the 2002 level was up 79 percent from the $121
per unit ($0.14 per square foot) reported in 2001 data.
Turnover Rates. Turnover rates were up slightly to 62
percent of total units among the individually metered gar-
den apartment properties reported in the survey from 61 per-

wanand

@<100 B100-248 D250-459 0500 or more

cent in the data for 2002. Turnover has ranged from 59 per-
cent to 69 percent over the history of this survey. The low
occurred in the data for 1995 and the high during the reces-
sion year of 1990. Increases in the turnover rates increased

Property Insurance Costs Individually Metered
Market Rent Garden Properties

Region Il

Region | Region 1l

B1899 2000 02001 O2002 W2003

Region IV RegionV  Region VI

in three regions, dropped in two regions, and was
unchanged in one.

Age of Property. Operating expenses on a percentage
of GPR basis rise as properties age. They were 34.9 percent of
GPR in properties less than 5 years old and rose to 43.5 per-
cent for properties 20 or more years old. Significantly higher
rents in newer properties produce a reverse pattern in operat-
ing expenses measured in dollars per unit and per square
foot. They increased from $3,307 per unit for properties 20
or more years old to $3,899 per unit for those less than 5
years old. GPR per unit increased from a low of $7,602 per
unit ($9.01 per square foot) in the oldest property category
to $11,192 per unit (§$11.38 per square foot) in the newest

property, $0.30 per square foot).

Other Revenue Collected. Other revenue collected from
operating sources includes receipts from onsite laundries, cable,
telephone systems, parking fees and other charges for services and
amenities. These other operating revenues averaged $540 per unit
($0.62 per square foot unit) for individually metered garden
properties reported in the survey vs. $498 per unit ($0.57 per
square foot unit) a year earlier. Other non-rent operating rev-
enues ranged from none to $2,497 per unit. Median other operat-
ing revenues were $443 per unit.

Total Operating Expenses. Rental apartment manage-
ment firms faced a greater challenge in controlling operating
expenses last year. Total operating expenses for individually
metered garden properties in the survey averaged $3,468 per unit
($3.98 per square foot) up about 5 percent from the $3,273 per
unit ($3.75 per square foot) in 2002, and $3,226 per unit ($3.73
per square foot) in the survey for 2001 data. The totals represent-
ed 39.8 percent of GPR vs. 37.6 percent a year earlier.

Operating expenses in the survey are collected for nine major
categories: salary and personnel costs, insurance, taxes (real
estate and other directly related property only), utilities (net of
any reimbursements from residents), management fees, adminis-
tration, marketing, contract services, and repair and mainte-
nance. (Non-recurring capital expenses were excluded and
reported separately.)

The two largest increases were in management fees and insur-
ance costs. Management fees rose about 14 percent to $318 per
unit from $279 per unit (3.7 percent of GPR vs. 3.2 percent a year
earlier). This is misleading to some extent since a portion of the
change came from a larger number of properties reporting them.

National Apartment Association 2004 Income & Expense Survey * Copyright © 2004 « All rights reserved

group.

NOI in terms of percentages of GPR was the lowest for the old-
est properties reported. It was relatively the same for the three
other age groups used in this analysis. Properties that were 20 or
more years old reported an average NOI of 53.9 percent. The
highest occurred in properties 5 to 9 years old at 58.3 percent, fol-
lowed by 57.7 percent for those 10 to 19 years old and 57.4 per-
cent for those less than 5 years old. Spreads in GPR account for
most of the differences in the NOI’s by age of property.

Economic losses were the highest among the newest and oldest
properties at 14.93 and 14.01 percent respectively. Properties less
than 5 years to 9 years reported economic losses at 13.21 percent
and those 10 to 19 years old has the lowest losses at 12.48 percent.

There are some distinct differences in the individual cost com-
ponents of operating costs by age of properties. The largest differ-
ence is in real estate and related property taxes and fees. They
varied from a high average of $1,083 per unit ($1.09 per square
foot) in those properties less than 5 years old to a low of $652
($.77 per square foot) for those aged 20 or more years.

Repair and maintenance costs were the lowest in the newest
properties, as one would expect. A low average of $302 per unit
(80.31 per square foot) was reported for properties less than 5
years old. A high of $401 per unit ($0.48 per square foot)
occurred for those 20 or more years old. Capital expenditures were
significantly lower for the newest properties. They averaged $224
per unit ($0.23 per square foot for those properties less than 5
years old. The highest average was reported for properties 10 to 19
years of age at $666 per unit ($0.78 per square foot).

Size of Property. Presence of scale economies in apartment
properties would be evident if operating costs were to decline as
the size of properties increases. Economies of scale did appear
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OPERATING EXPENSES BY AGE AND SIZE OF PROPERTY
INDIVIDUALLY METERED MARKET RENT GARDEN PROPERTIES

Salary & Fapasr Total
Personned Mgerit Contract & Operating | Capital
Costs insurance | Taxes | Uitihes | Fees Admin | Mndg | Serices | Mant | Expenses | Expend
Age of Property
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when total operating costs were measured on a percentage of
gross potential rent basis. They drop from 42.4 percent of GPR in
properties with less than 100 units to a low of 38.9 percent in
those containing 500 or more units. The survey results, however,
did not show scale economies on a cost per unit basis. The lowest
operating costs, at $2,816 dollars per unit, were in the smallest
properties—those with less than 100 units. The highest operat-
ing costs occurred in properties with 500 units or more units at
$3,535 per unit, and nearly as high at $3,533 in those with 100
to 249 units. Total operating costs in properties with 250 to 499
units were $3,461 per unit.

Economic losses did not vary widely based on property size.
They were highest with properties with 250 to 499 units at 13.73
percent of GPR and the lowest for properties with less than 100
units. Properties with 100 to 249 units had a 13.14 percent eco-
nomic loss ratio and those with 500 or more units reported a
12.87 percent average.

Metropolitan Area
Detailed Operating Income and Expense Data
Detailed tables in the report are presented for the 66 metropol-
itan areas for which a total of 10 properties of all types were
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REVENUES AND NOI BY AGE AND SIZE OF PROPERTY
INDIVIDUALLY METERED MARKET RENT GARDEN PROPERTIES

AGE OF PROPERTY Dollars Per Unit Dollars Por Squane Foot Percent of Gross Potential Rent
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reported in the survey. This is the only section of the report with
metropolitan area data for garden and mid- and high-rise build-
ing properties and further segmented into those with utilities that
were either individually or master metered. Care should be taken
when reviewing the data for individual property types in metro-
politan areas where the number of properties reported is small.
Some highlights of the metropolitan area data follow. They are
limited to garden properties with individually metered

Beach-Newport News metro area at 5.08 percent and Pensacola,
Fla., at 5.39 percent. Both, however, have small numbers of indi-
vidually metered garden properties reported. Metro areas with the
highest economic losses were Colorado Springs at 19.7 percent,
Phoenix-Mesa at 19.63 percent and Denver-Boulder at 19.61 per-
cent.

e Properties reporting from Providence, R.I., had the highest

utilities in metropolitan areas with at least 10 properties
of this type reported, unless otherwise noted.

e NOT’s on a dollar-per-square-foot basis ranged from
$12,616 ($15.09 per square foot) in the San Francisco-
San Jose metro area to $2,110 ($2.73 per square foot) in
Lubbock, Texas. Los Angeles-Long Beach, Calif., had the
high NOI when measured in percentage of GPR terms at
69.9 percent and Knoxville, Tenn., the low at 40.9 per-
cent.

e GPR averages were the highest in the San
Francisco-San Jose area at $19,339 per unit ($23.13 per
square foot). A low of $5,121 per unit ($6.62 per square
foot) was tabulated for properties reported from
Lubbock, Texas.

e Economic losses were lowest in Norfolk-Virginia

To obtain market data from the Survey of
Income and Expenses in Rental
Apartment Communities for 2004 visit
NAA's Web site, www.naahgq.org.

To participate in the Survey of Income and
Expenses in Rental Apartment
Communities for 2005, please complete
the survey on page 24.

National Apartment Association 2004 Income & Expense Survey ¢ Copyright © 2004  All rights reserved 9
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ECONOMIC VACANCY RATES - NOI - TURNOVER
METROPOLITAN AREAS
MARKET RENT GARDEN PROPERTIES - INDIVIDUALLY METERED
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operating costs at $5,074 per unit ($4.65 per square foot) fol- e Chicago had the highest per unit real estate taxes at $1,709
lowed by Minneapolis-St. Paul at $4,833 per unit ($4.71 per followed by New York at $1,565 and Minneapolis-St. Paul at
square foot) and San Francisco-San Jose at $4,807 ($5.58 per $1,509 per unit. Both New York and Minneapolis-St. Paul had rel-
square foot). Lows of $2,205 per unit ($2.12 per square foot) and  atively small numbers of properties reporting. The lowest average
$2,463 per unit ($3.42 per square foot) were reported for those was for properties located in Oklahoma City, at $226 per unit fol-
properties located in Pensacola, Fla. Real estate taxes tended to be  lowed by Augusta, Ga., at $277.
the most significant factor in the rankings of metro areas based e Insurance costs on a per unit basis were the highest in Fort
on total operating costs. Lauderdale, Fla., at $507, at $362 in Los Angeles and in Miami at

$332. They were the lowest in Tucson, Ariz., at $113 per unit.
s By A G Pyt e Salaries and personnel costs were the lowest in the

Operating ge Daytona Beach, Fla., area at $635 per unit followed by $673 in
WERNNINS | SMEI BN BREEE S Lal}llsing, Mich., and $678 in Indiaﬁapolis. Norfolk—ViZginia
Beach-Newport News had the highest average at $1,361 per
unit followed by the $1,102 in Providence, R.1., and $1,101 in
Hartford, Conn.

e Providence, R.I., had the largest units among the metro
areas reported separately in this report with an average of
1,092 square feet of floor area per unit. Minneapolis-St. Paul
B<5years W5Iyears 010-19years 020 or more | had the second largest average size units at 1,026 square feet.
Properties reporting from Pensacola had the low average at

Dollars per Unit

1EEEe

1999 2000 2001 2002 2003

National Apartment Association 2004 Income & Expense Survey ¢ Copyright © 2004  All rights reserved 10



2004 Survey of Income and Expenses in Rental Apartment Communities Summary
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608 square feet per unit. Revenues. GPR averaged $8,226 ($9.54 per square foot)

e Metropolitan areas with the most garden properties reporting  annually. Rental revenues averaged $7,385 per unit ($8.57 per
that were individually metered were Atlanta (183), Dallas (171), square foot). Other operating revenues in subsidized properties
Houston (167) and Phoenix (124). are smaller than those for market rent properties. They averaged

$441 per unit ($0.51 per square foot) for the subsidized properties
Subsidized Properties Income and Expense Summary compared to $540 per unit ($0.62 per square foot) for the market
Operating Income and Expense Summary rent units.
Data was received for 618 subsidized properties containing Operating Expenses. Operating expenses in subsidized

97,734 units. Garden properties with individually metered utilities  properties were close to those for market rent properties.
represent the largest sub group of properties reporting and analy-  Subsidized properties reported in the survey had total operating

sis here will be limited to them. costs averaging $3,374 per unit ($3.92 per square foot). The mar-
Subsidized garden apartment properties with individually ket rent property average was $3,468 per unit ($3.98 per square

metered utilities tend to have fewer units and less floor area. They  foot).

contained an average of 175 units vs. 238 units for market rent Net Operating Income. Subsidized properties had a slight-

properties of the same type. These subsidized properties had an ly lower average NOI in all three measures. NOI for subsidized

average of 862 square feet of floor area vs. 871 square feet for the  properties in the survey averaged 53.1 percent of GPR vs. 54.1

market rent properties. percent for the market rent properties. The other comparisons
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GROSS POTENTIAL RENT
BY REGION & METROPOLITAN AREA
GARDEN INDMIDUALLY METERED PROPERTIES
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were $4,452 vs. $4,627 on a dollars-per-unit basis, and $5.17 vs.

Operating Costs $5.31 on a per-square-foot of floor area basis.
Market Rent vs. Subsidized Properties Economic Losses. Economic losses tend to be lower in sub-
sidized properties with their lower rents and relatively tight supply.
500 An 11.39 percent average rate was calculated for the subsidized
800 i individually metered garden properties vs. 13.35 percent for mar-
700 ket rent units. The economic loss ratio in subsidized properties
= 600 still reflected the softer rental apartment market with about a 4
= percent rise from the last survey.
a 500 Turnover Rates. Occupants of subsidized apartments have
il 400 -m lower income and fewer housing choices in most local markets
% 300 | and are less likely to move. The turnover rate in individually
o metered subsidized units was 49 percent vs. 62 percent for market
200 I l rent units.
100 I h |
u e e Glossary of Terms

Capital Expenditures. Non-recurring capital expenditures.
Improvements not included as an expense item in operating
expenses (i.e., renovations, appliance replacements, etc.). A zero

é‘s? Administrative. This includes the total office expenses (i.e.,
f f telephone, computers, forms, office rental and furniture).
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1 st GROSS POTENTIAL RENT
BY REGION & METROPOLITAN AREA
GARDEN INDVIDUALLY METERED PROPERTIES
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on the line meant there were no capital expenditures. square feet of floor space in residential units only. Area reported
Contract Services. Total landscape maintenance, extermi- should include only finished space inside four perimeter walls of
nating, trash removal, security, snow removal and other services each unit. Common areas should be excluded.
costs typically provided on contract basis. Other Revenue. Total collections from laundry, vending,
GPR Commercial. Total potential rents for all commercial cable, deposit forfeitures, furniture, parking, amenity charges, etc.
space if area would have been 100 percent occupied. Does not include interest income. Note: Do not include utility

GPR Residential. Total rents of all occupied units at 2003 reimbursements (i.e., RUBS) in GPR or rental revenue. All utility
lease rates and all vacant units at 2003 street/market rents (or fis-  reimbursements are subtracted from gross utility expense.

cal year end). Rental Revenue Commercial. Total rent collections for
Heating/Cooling Fuel. Type of fuel used in apartment commercial space after vacancy, administrative, bad debt and dis-

units. count or concession losses.
Insurance. This includes property hazard and liability and Rental Revenue Residential. Total rent collections for

real property insurance, and does not include payroll insurance. residential units after vacancy, administrative, bad debt and dis-
Marketing. Total media advertising, collateral materials count or concession losses.

locator fees, model expense, promotions, etc. Rent Controlled Property. Whether the property is subject
Management Fees. Total fees paid to managing agent from  to rent controls through local or state government regulations.

owner. This does not apply if rents are controlled through a government
Net Commercial Square Footage. Total rentable square ~ program that provides direct subsidies.

feet of commercial floor space. Repair and Maintenance. Total of all general mainte-
Net Rentable Residential Square Feet. Total rentable nance and repairs, cleaning, decorating, painting, plumbing,
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Summary

electrical, HVAGC, etc. Nonrecurring capital expense not included.

Residential Units Revenue Losses to Collections.
Amount of residential rents not received due to collection losses.

Residential Units Revenue Losses to Concessions.
Amounts of gross potential residential rents not received due to
concessions.

Residential Units Revenue Losses to Vacancies.
Annual amount of rental income for residential units not collect-
ed due to vacancies and other use of units, such as models and
offices.

Salary and Personnel Costs. Gross salaries and wages
paid to employee’s onsite. Includes value of employee apartment
allowances, payroll taxes, group health/life insurance, workers’
compensation, bonuses and lease commissions, employer 401k
and/or retirement contributions and other cash benefits.

Subsidized Property. Whether the property has controlled
rents through a government subsidized program or not. If yes, the
program was listed (i.e., Section 236, Section 8).

Taxes. Total real estate and personal property taxes only.
Payroll or rendering fees related to property taxes were not
included.

Tax Exempt Bond or Housing Credit Property.
Whether the property received tax exempt bond financing and/or
is a low income tax credit property.

Total Operating Expenses. Sum of all operating costs.
The sum must balance with this line, using total net utility
expenses only.

Turnover. Number of apartments in which residents moved
out of property during the 12-month reporting period.

Utilities. Total cost of all utilities and each listed type, net of
any income reimbursements for or from residents (i.e., RUBS or
similar systems). Does not include trash removal.

Utility Configuration. Whether electric, gas, oil and
water/sewer utilities to individual units in subject property are:
Master Metered-Owner Pays; Master Metered-Resident Pays
(RUBS); Individual and Sub Metered-Resident Pays.

A special note of appreciation goes to those firms who
donated their time in accumulating the data necessary to
make this survey a success. The following companies and offi-
cers provided more than 20 properties for the 2004 survey.

AIMCO Management Co. ® Equity Residential Properties
Trust o Alliance Residential ® WMC Management Comparny
LLC ® Konover Residential ® Dial Equities ® Westmark
Management Co. ® Towne Properties ® Lincoln Property
company ® BNP Residential Properties Inc. ® McCormack
Baron Mangement Services ® McSha Properties ® Woodspear
Properties ® Julian LeCraw & Co. Inc. ® MC Realty Advisors
LLC ® McDougal Properties B
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2004 Survey of Income and Expenses in Rental Apartment Communities Summary

OPERATING INCOME AND EXPENSES
MARKET RENT PROPERTIES LESS THAN 5 YEARS OLD
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2004 Survey of Income and Expenses in Rental Apartment Communities Summary

OPERATING INCOME AND EXPENSES
MARKET RENT PROPERTIES § TO 8 YEARS OLD
Toial Carden i & Hil Rine
275 261 14
BAAT0 BO111 an
207 207 33
] il 880
Gd% % %
[_SPer | SPer | ol | [ SPer | SPw | %o | [ 5P | 3Per | wd ]
__unk | SgF | GPR [_Unk | SgFt | GPR L_unk | SqgFt | GPR
1065 1128 100, 0% 10634 11.00 100, 0% 15670] 1578] _ 100.0%)
448 576 87w L T ! L -
B85 0.5 5% 668 0.0 B2 1278 1.2 (¥,
&7 0,07 0% &7 aor 08% 57 nurl_ 0.4%
37 055 4 7% 521 054 45| 7] 03 5%
o [N A% Ta or4 6.T% 48T [E] 1%
10149 10,49 ¥y ) [TF] 10.29 5% | 13040 14 00 [FL )
) 0.5 8 i) o45 058 5% 114] 118 |
] 071 1% 200 ¥l 1% 178 018 1L1%]
100 134 11.0M% 1156 1.4 11.3% 1329 134 8%
281 [E] L% i ET] 2% 309 031 0%
328 034 3 0% | 327 034 3 1% 2 034 21%
173 0.18 16% 1 0.18 1.6% 204 (¥l 1.3%
187 018 L% 185 0ie 1.7%) FrE] [¥:] 10|
85 o7 2% 54 o7 2 5% 288 o 1™
318 k] 7 n iz 2 452 a8 2%
E-1H 4 05 35 9% 3887 407 38 6% 447 448 8%
[Fxx)| B 57 %] [ O | ¥ FA | [ 0| B.60] B0 5]
a28] 048] 41%] [ 48] 048] ¥ [ 506] 0 51] iTn]
Total Garden Ml & Hi Rine
18 15 4
210 Falr] [=T]
L] 158 20
1002 =5 10z
A% % S5%
SPor | SPor | %ol | [ SPer | SPer | %ol | [SPer | SPar | %ol |
L__uUnt | SgFt | GPR L | sqf | GPR | L_unk | SqP | GPR |
[iF] [ I [T ] T 14208 3 100.0%
018 500 B4 A% TT58 780 52.3% 12578 12 B8 5%
1150 1.15 10.8% 11132 117 11.8%)| 1258 133 A%
128 012 1.3% 137 0 14 15% (] 009 0.6%
357 [ 3 | 4 (s 5% | ] (¥ 20%|
504 050 A % 503 050 53% 5068 050 A%
=] 950 89 1% [P B3 a7 5% 13068 1281 5 1%
1033 10 8 %] A6 080 EEC 1418 138 10, 0%
] 037 2 5% a7 034 25%) 381 03 25%|
1085 1.08 10.3% 1] 1] 5% T4 1684 11 8%
7] 07z B.8%) f50 [ F % B15 080 5 |
7 0.4 2% pLv] 0% P 168 018 1%
E2rire 38 024 2% 210 o 2% 38 oM 1 7%
199 0.2 % 171 617 1.6%] 81 [¥ij 20|
il 038 ir%| il [F] it 317 (k] i
Hepas and Manic 253 088 4% 38D ] 4% B0 068 4T
(Fotal Operatng Expenses LEER] 453 LFEL Y 4006 A% £2 5% Sa 589 A2 4%
Net Dperating lnc ome | 4558 | 488] BTN [ 5] 4 28] 1% [ | [ 5 %
[Captal Exgendtures [ Woe] iee] o] [_sa]  veo] josw] [_iew]  im[ eww
Bogow K -, & 200H Saarvwy of incomss & " A Apar [ =
i 2004 ey M i, A This Labie mary OFfy be sl copesd, BRGin disirDubed I BOCONDERCE with Tha Licenss Agresment nd may nol ba poshed on P ndernel

National Apartment Association 2004 Income & Expense Survey ¢ Copyright © 2004  All rights reserved 16



2004 Survey of Income and Expenses in Rental Apartment Communities Summary

OPERATING INCOME AND EXPENSES
MARKET RENT PROPERTIES 10 TO 19 YEARS OLD
INDWVIDUAL METERED PROPERTIES
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2004 Survey of Income and Expenses in Rental Apartment Communities Summary

OPERATING INCOME AND EXPENSES
MARKET RENT PROPERTIES 20 OR MORE YEARS OLD
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2004 Survey of Income and Expenses in Rental Apartment Communities Summanry

OPERATING INCOME AND EXPENSES
MARKET RENT PROPERTIES WITH LESS THAN 100 UNITS
INDRIDUAL METERED PROPERTIES
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2004 Survey of Income and Expenses in Rental Apartment Communities Summanry

OPERATING INCOME AND EXPENSES
MARKET RENT PROPERTIES WITH 100 TO 248 UNITS
INDAVIDUAL METERED PROPERTIES
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2004 Survey of Income and Expenses in Rental Apartment Communities Summary

OPERATING INCOME AND EXPENSES
MARKET RENT PROPERTIES WITH 260 TO 498 UNITS
HDMDUAL METERED PROPERTIES
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OPERATING INCOME AND EXPENSES
MARKET RENT PROPERTIES WITH 500 OR MORE UNITS
INDRIDUAL METERED PROPERTIES
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ALL SUBSIDIZED PROPERTIES
OPERATING INCOME & EXPENSE DATA

INDNVIDUAL METERED PROPERTIES

§ Per 3 Per

Liret Sg FL

Songve Mislioresl Apartsenl Aascceslion 2004 Surery of eome § Fap w farkal A =
T by Mo Agwrteeed Sasocasfion The Selbie mary onfy S e copessl sraiior desinbuisd B Soiorienon. o e Loames AQresmest s mE g rol D posEs o e Flerel

National Apartment Association 2004 Income & Expense Survey * Copyright © 2004 « All rights reserved 23



2005 Survey of Income & Expenses
in Rental Apartment Communities
Definitions/Instructions

Please complete one survey form for each property your firm owns or manages. Each
property reported must have a minimum of 50 units. All properties reported must be sta-
bilized (i.e. no major occupancy disruption due to renovations, initial lease up).

The Survey Form has five parts: A. Property Information — Questions 1-18; B.
Operating Revenue — Questions 20-25; C. Operating Expenses — Questions 26-35; D.
Capital Expenditures — Question 36; and E. Employees — Question 37.

Special Note: In order for questionnaire to be valid for this survey, all questions
must be answered. Each firm is assigned a unique six-digit confidential code number.
The code will be used to contact the key person in the firm to whom UNITS was mailed if
there is some question concerning the information and data submitted on the forms. If
you require any clarification concerning the instructions or definitions, please contact
Robert Sheehan, NAA Consulting Economist, at 703/491-7377 or by e-mail at
rjscme@comcast.net or Roland Freeman at 972/233-3550.

A. Property Information

1. Property Name—Name of property used for marketing purposes.

2. Street Address—Street address of property. (Do not use PO box numbers or the
mailing address of property manager/owner.)

3. City/Metropolitan Area—City in which property is located.

4. State/Province—State/Province in which the property is located.

5. ZIP/Postal Code—Accurate zip/postal code of property.

6. Year Property Built—Year of completion of original construction (approximate if
necessary).

7. Year of Renovation—Year of completion of last renovation.

8. Number of Units—Total number of all potential apartment units on property,
include models and staff units.

9. Net Rentable Residential Square Feet—Total rentable square feet of floor space
in residential units only. Area reported should include only finished space inside four
perimeter walls of each unit. Common areas should be excluded.

10. Net Commercial Square Footage—Total rentable square feet of commercial
floor space.

11. Swimming Pool—Check ves if property has a swimming pool.

12. Building Type-Indicate type of building(s) on property.

13. Management Company/Owner—Name of property management company or
owner of property.

14. Turnover—Number of apartments in which residents have moved out of property
over 12-month reporting period.

15a. Utility Configuration—Check whether electric, gas, oil and water/sewer utilities
to individual units in subject property are: Master Metered-Owner Pays; Master Metered-
Resident Pays (RUBS); Individual and Sub Metered-Resident Pays.

15b. Heating/Cooling Fuel-Type of fuel used in apartment units.

16. Reporting Period—Check whether the reporting period ends December 2004 or
identify the end of the latest 12-month fiscal year period.

17. Subsidized Property—Check YES if this property has controlled rents through a
government subsidized program. Check NO otherwise. No/e: Check NO if property has
Section 8 voucher residents since market rents are charged. If you answer YES, please
identify the program (i.e. Section 236, Section 8).

18. Tax Exempt Bond or Housing Credit Property—Check if this property
received tax exempt bond financing and/or is a low income tax credit property.

19. Rent Controlled Property—Check YES if this property is subject to rent controls
through local or state government regulations. Do not check YES if the rents are con-
trolled through a government program that provides direct subsidies.

B. Operating Revenues
20. Gross Potential Rent
(a) Residential-Total rents of all occupied units at 2004 lease rates and all vacant

units at 2003 street/market rents (or fiscal year end).

(b) Commercial-Total potential rents for all commercial space if area would have
been 100 percent occupied Rental Revenue.

21. Total Rent Collected

(a) Residential-Total rent collections for residential units after vacancy, administra-
tive, bad debt and discount or concession losses.

(b) Commercial-Total rent collections for commercial space after vacancy, adminis-
trative, bad debt and discount or concession losses.

22. Other Revenue—Total collections from laundry, vending, cable, deposit forfei-
tures, furniture, parking, amenity charges, etc. Do not include interest income. Noze: Do
not include utility reimbursements (i.e. RUBS) in gross potential rent or rental revenue.
All utility reimbursements are subtracted from gross utility expense.

Residential Units Revenue Losses

23. Losses to Vacancies—Annual amount of rental income for residential units not
collected due to vacancies and other use of units such as models and offices.

24. Losses to Collections—Annual amount of residential rents not received due to
collection losses.

25. Losses to Concessions—Annual amount of concessions from street rents.

C. Operating Expenses

26. Salary and Personnel Costs—Gross salaries and wages paid to employees onsite.
Include value of employee apartment allowances, payroll taxes, group health/life insur-
ance, workers’ compensation, bonuses and lease commissions, employer 401(k) and/or
retirement contributions and other cash benefits.

27. Insurance—Property hazard and liability and real property insurance. Do not
include payroll insurance.

28. Taxes—Total real estate and personal property taxes only. Do not include payroll or
rendering fees related to property taxes.

29. Utilities—Total cost of all utilities and each listed type, net of any income reim-
bursements from residents (i.e., RUBS or similar systems). Do not include trash removal.
30. Management Fees—Total fees paid to managing agent from owner.

31. Administrative—Total office expenses (i.e., telephone, computers, forms, office
rental and furniture, legal, auditing, etc.).

32. Marketing—Total media advertising, collateral materials, locator fees, model
expenses, promotions, etc.

33. Contract Services—Total landscape maintenance, exterminating, trash removal,
security, snow removal, and other services costs typically provided on contract basis.

34. Repair and Maintenance—Total of all general maintenance and repairs, clean-
ing, decorating, painting, plumbing, electrical, HVAC, turnover, etc. Do not include non-
recurring capital expense.

35. Total Operating Expenses—Sum of Lines 26 through 34 must balance with this
line (using total net utility expenses only).

D. Capital Expenditures

36. Capital Expenditures—Include non-recurring capital expenditures. Improve-
ments for the reporting period only, not included as an expense item in operating expens-
es (i.e. renovations, appliance replacements, etc.). Place a zero on the line if there were
no capital expenditures.

E. Employees
37. Number of Employees—Record the number of employees of the management/
owner firm engaged in the management of this property.

Please return completed surveys by March 1, 2005,
to National Apartment Association, 201 N. Union Street, #200,
Alexandria, VA 22314 or fax to 703/518-6191.
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2005 Survey of Income & Expenses

MNATIONAL APARTMENT
ASSOCIATION

The National Apartment Association annual Survey of
Income and Expenses in Rental Apartment Communities
gathers important industry statistics that are valuable to partici-
pating firms and other companies related to the rental apart-
ment industry. By completing this form and sending it in with
completed surveys, participants will receive a free copy of the
survey report on CD-ROM.

Please complete a separate survey form for each stable mar-
ket rent and subsidized property with 50 or more units that your
firm manages and/or owns. (Stable is defined as a property that
had at least completed its initial occupancy phase at the start of

NAAID #

the reporting period and did not experience occupancy disrup-
tion during the reporting period for reasons such as renovations,
fire, etc.)

Individual responses are strictly confidential. The report
contains only summary data for metropolitan areas and
regions. A confidential code protects the privacy of individual
property financial data. NAA uses the code to identify persons
who will receive copies of the report, or need to be contacted
should a survey response produce some question or be incom-
plete. You can find this code number in the upper right hand
corner on your UNITS magazine address label, directly across

17. Subsidized Property:

Name

Title

If yes, which program(s)

Company

Address

19. Rent Controlled Property

City, State, ZIP

Telephone

E-mail

18a. Tax Exempt Bond Property
18b. Housing Credit Property

in Rental Apartment Communities

from your name/company. If you do not know your code num-
ber, you can call NAA at 703/518-6141 to be assigned a number.
Enter that number below in the space designated for NAA ID#.

To ensure uniform reporting, please refer to the 2005 Survey
of Income & Expenses Definitions/Instructions for each question.

You also may complete this information on NAA's secure
Web site: www.naahg.org or contact Robert Sheehan
(rjscme@comcast.net) to submit data electronically.

Please complete the following to ensure that you will receive
your complimentary CD-ROM copy of the 2005 Survey of
Income and Expenses in Rental Apartment Communities.

(d Yes dNo
[ Yes dNo
(J Yes dNo
[ Yes dNo

B. Operating Revenues (Round lo nearest dollar,)

20. Gross Potential Rent Schedule:

A. Property Information
1. Property Name

(a) Residential

(b) Commercial

21. Total Rent Collected

2. Street Address

(a) Residential

(b) Commercial

3. City
4, State

22. Total Other Revenues

5. ZIP Code

Revenue Losses

6. Year Property Built

23. Losses to Vacancies

7. Year Last Renovation Completed

24. Losses to Collections

8. Number of Units

25. Losses to Concessions,

9. Net Rentable Residential Sq. Ft.

10. Net Commercial Sq. Ft.

C. Operating Expenditures (Round lo nearest dollar,)

11. Does property have a swimming pool? [ Yes ([ No 26. Salaries & Personnel
12. Type of Building (check type) 27. Insurance
[ Garden (1-3 stories) [ Mid-rise (4-8 stories) 28. Taxes
[ Hi-rise (9 or more stories) [ Townhouse 29. Net Utilities—Total—exclude RUBS
13. Management Co./Owner (a) Electricity
14. Turnover (b) Gas
15a. Utilities for Apartment Units (Please check each applicable category.) (c) 0l
Master Meter Master Meter | Individually Submetered (d) Water/Sewer
Owner Paid Resident Paid Resident Paid (1) Water
Electric (2) Sewer
Gas 30. Management Fees
0oil 31. Administrative
Water/Sewer 32. Marketing

15b. Heating & Cooling Fuel for Apartment Units (Please check applicable tpes(s).)

Heating Cooling

Electric

Gas

0il

16. Reporting Period  (Please check one.)
(1 12-month calendar year ending 12/31/2004
(1 12-month fiscal year from to

33. Contract Services

34. Repair and Maintenance

35. Total Operating Expenses

D. Capital Expenditures

(Reporting Period Only) (Round to nearest dollar.)

36. Capital Expenditures

E. Employees

ment of this property?

Please return completed surveys by March 1, 2005,

37. How many employees of the management/owner firm are engaged in the manage-

(d Full time [ Part time

to National Apartment Association, 201 N. Union Street, #200, Alexandria, VA 22314 or fax to 703/518-6191.
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“How Does Your Property
Compare to
Industry Averages in Your Market?”
Find out with NAAS
2004 Survey of Income & Expenses
in Rental Apartment Communities

yntroducing
New FREE NAA Member Benefit

Survey Results available for major

metropolitan statistical areas on
e Management Fees

e Overall Operating Expenses

e Insurance Costs

e Marketing Expenses

e Occupancy Rates

e Turnover Statistics

e Values of Rent Concessions

e Capital Expenditures

e Maintenance Expenses

To access survey results

Go to www.naahg.org

1.
2. Hold your mouse over Industry Economic Data
3. On the fly-out menu, select Survey of Income & Expenses
4. Click on your metropolitan area
National Survey Includes Data From
66 Market Rent Metro Areas « 20 Subsidized Rent Metro Areas m
3,682 Properties « 832,471 Units P, AR

NATIONAL APARTMENT ASSOCIATION ® 703/518-6141 e Fax: 703/518-6191  www.nachqg.org ® information@naahq.org



