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Id aho
Boise :
• Mod e rate  re nt g rowth, p ast and  

future

• Lots o f d e live rie s in the  re ce nt p ast 
b ut future  p ip e line  is lowe r

• Class A vacancy is close  to  10%

• Future  vacancy is in the  5% to  hig h 
7% rang e

• A p re tty g ood  marke t fo r the  rig ht 
p rod uct with minor mitig ations



Id aho  - Boise



Id aho
Pocate llo  – Larg e  sp ike  in d e live rie s in late  2021 – Class A 
Vacancy is currently at an astronomical 33.8% – It will g o  
d own to  19.7% b y the  e nd  of the  year – The reafte r it 
should  b e  d own b e twee n 2% and  6% – De sp ite  the  
current situation, it looks g ood  long -te rm

Id aho  Falls – Strong  d e live rie s last 3 q uarte rs and  in the  
last q uarte r o f this year – Class A vacancy is at 8.6% – It 
will sp ike  to  15.6% b y the  e nd  of this year b ut the n stay 
ste ad y b e twe en 7.4% and  8.9% – Conse rvatism re q uired

If p red icted  vacancy is ab ove  7%, you need  exce llent third  
p arties, a highe r IO D, and  (d epend ing  on when vacancy se ttle s 
d own) hig he r underwritten vacancy in Crite rion 5



Utah
Salt Lake  City/County:
• Strong  re nt g rowth p ast and  future

• Class A vacancy will b e  close  to  10% –
Some  sub marke ts may vary b ut ove rall 
ne e d  to  b e  cautious

• May b e  ab le  to  p ut an exce llent 
p rop e rty throug h with a g reat marke t 
analyst and  conse rvative  und e rwriting

• If p red icted  vacancy is ab ove  7%, you need  
exce llent third  p arties, a highe r IO D, and  
(d epend ing  on when vacancy se ttle s d own) 
highe r underwritten vacancy in Crite rion 5



Utah – Salt Lake  City/County



Utah
North o f Salt Lake  City:
• Log an – Vacancy should  re main und e r 

6% for the  fo re se eab le  future  – No 
head wind s

• O g d e n – Vacancy will b e  stub b ornly 
hig h – b e twe en 9% and  12% for the  
fo re se eab le  future  –Toug h to  g e t 
anything  d one

• If p red icted  vacancy is ab ove  7%, you need  
exce llent third  p arties, a highe r IO D, and  
(d epend ing  on when vacancy se ttle s d own) 
highe r underwritten vacancy in Crite rion 5



Utah
South o f Salt Lake  City:
• Provo  & O re m – 2022 will close  with Class A 

vacancy at 12.5% – Vacancy will d rift d own to  
the  mid  8% rang e  the reafte r – Usually a g ood  
marke t b ut ne e d s some  mitig ation rig ht now

• St. Ge org e  – Class A vacancy has sp iked  to  
19% – But future  vacancy should  se ttle  to  
b e twe en 5% and  7% until 2026 which will b e  
at 8% – O ve rall workab le  with minor 
mitig ation

• If p red icted  vacancy is ab ove  7%, you need  exce llent 
third  p artie s, a hig her IO D, and  (d epend ing  on when 
vacancy se ttles d own) hig he r underwritten vacancy in 
Crite rion 5



Arizona
Phoenix:
• Strong  re nt g rowth

• Class A vacancy will b e  ab ove  12% for the  
fo re se eab le  future  d ue  to  a ve ry strong  
Pip e line

• A “No Go” Marke t fo r Ne w Construction

• Eve n 223(f) Re finance s should  account fo r 
hig he r vacancie s to  come  in Crite rion 5

• The  ap p raisal should  just re fle ct current, 
p re vailing  marke t vacancy rate s fo r the  
Income  Cap italization Ap p roach



Arizona - Phoe nix



Arizona
Tucson – De live rie s will sp ike  in 2023 – Class A 
Vacancy will b e  9%–10% – If the re  is a d eal, 
strong  mitig ations will b e  re q uired

Flag staff – Class A vacancy should  re main und e r 
6% for the  fo re se eab le  future  – No head wind s

Pre scott – Class A vacancy will head  north o f 8% 
in 2025 and  2026 – Deals may b e  d oab le  b ut 
will ne e d  conse rvative  und e rwriting

If p red icted  vacancy is ab ove  7%, you need  exce llent third  
p arties, a highe r IO D, and  (d epend ing  on when vacancy 
se ttle s d own) hig her underwritten vacancy in Crite rion 5



O re g on
Portland :
• Strong  re nt g rowth

• De live rie s had  b e e n strong , b ut the  
last fe w q uarte rs and  next fe w 
q uarte rs are  a b it lowe r than re ce nt 
history

• Class A vacancy should  stay whe re  it 
is curre ntly – b e tween 6% and  7% for 
the  fo re se eab le  future

• O ve rall, a p re tty g ood  marke t with 
mayb e  minor mitig ations



O re g on - Portland



O re g on
• Eug e ne  – Class A vacancy is 3.2% 

and  will rise  to  the  7% rang e  fo r 
2024–2026 – O ve rall d oab le  marke t

• Sale m – Class A vacancy is at just 
4.1% – Inve ntory g rowth will p ush 
vacancy to  13.7% in 2023 – Vacancy 
will then float d own to  b e twee n 7% 
and  8% b y 2025–2026 – Workab le  
with some  conse rvatism

• If p red icted  vacancy is ab ove  7%, you need  
exce llent third  p arties, a highe r IO D, and  
(d epend ing  on when vacancy se ttle s d own) 
highe r underwritten vacancy in Crite rion 5



Montana
Billing s:
• De sp ite  little  chang e  in occup ancy 

in the  last year, the  vacancy rate  
re mained  low d ue  to  lack o f sup p ly 
p re ssure .

• Vacancy sits at 2.5% and  re mains 
ve ry low for Class A d e ve lop ments. 

• A wave  o f sup p ly starting  at the  
e nd  o f 2023 will p ut this to  the  
te st.



Montana - Billing s



Montana
Missoula:
• Re nt g rowth reache d  re cord  le ve ls in 

2021 whe re  g rowth has slowed  since  
then b ut re mains at historically hig h 
le ve ls. 

• The  vacancy rate  hit a re cord  low last 
year b ut has rise n d ue  to  ne w 
construction. Stab ilize d  vacancy, which 
d oe s no t includ e  p ro jects in lease -up , 
re mains much lowe r and  hove rs 
around  4%.

• Due  to  the  smalle r marke t, ne wly 
constructe d  units have  an imp act on 
the  ove rall vacancy. 



Montana - Missoula



Montana
Boze man:
• Re nt g rowth continue s to  re main 

strong  with g ains o f 9% since  the  
last q uarte r.

• The  construction p ip e line  will ad d  
20% to  the  ove rall inventory, whe re  
many of those  d e ve lop ments are  
committe d  to  FHA fund ing . 

• While  the  marke t is curre ntly ho t, 
the  sup p ly is strong  whe re  any ne w 
p rop osals in this marke t will 
d e p e nd  on ove rall timing .



Montana - Bozeman



Ne vad a

Las Ve g as:
• The  marke t has shifte d  in 2022 d ue  to  

sup p ly p re ssure  and  thre e  conse cutive  
q uarte rs o f ne g ative  ab sorp tion.

• Around  7,400 units are  und e r 
construction in the  Las Ve g as me tro, 
which would  exp and  existing  
inve ntory b y 4.2% once  comp le te . 

• Vacancie s have  sp ike d  to  6.9% whe re  
tre nd s ind icate  vacancie s will continue  
to  climb  fo r all p rop e rty classe s fo r 
se ve ral q uarte rs ave rag ing  8.4%. 



Ne vad a – Las Ve g as



Ne vad a
Re no:
• Ne t ab sorp tion has b e e n slow to  start the  

year with 24 units ove r the  p ast 12 months 
b ut has surp assed  1,000 units annually 
since  2018.

• The  vacancy rate  re sts at 7.4% b ut has 
ticked  up ward  in re ce nt p e riod s whe re  
Class A is p ro jected  at 11%.

• The  q ue stion facing  the  marke t is how 
p e rmanent the  slowd own in d e mand  will 
b e . Should  Re no fail to  me e t the  increase  
in inventory coming  ove r the  next 12 
months, the re  is a risk o f ove rsup p ly.



Ne vad a – Re no



San Francisco
• The  trailing  12-month 

ab sorp tion fo r marke t-rate  
ap artme nts sits at 3,600 units, 
comp are d  to  a low p o int o f 
ne g ative  6,900 units since  the  
onse t o f the  p and emic.

• In 2020, the  vacancy rate  fo r 
hig h-end  units reached  nearly 
20%. This has imp rove d  with the  
re turn o f hig h-income  re nte rs in 
2021, which has re d uce d  Class A 
vacancy to  10.7%. 



San Francisco



San Jose
• The  vacancy rate  in San Jose  is curre ntly 

at 6.8% for hig h-e nd  ap artments.
• The re  are  ove r 9,200 units und e r 

construction, which re mains e le vated  
ab ove  historical ave rag e s. 

• Up ward  p re ssure  will b e  p laced  on the  
me tro  vacancy rate  and  e sp e cially 
challeng ing  fo r the  hig he r-end  marke t 
se g ment.



San Jose



Sacramento
• Vacancy has ticke d  up ward  b ut is still 

ve ry tig ht at only 4.7%.
• Hig h-end  d e ve lop ments are  op e rating  

at 9% and  exp e cte d  to  climb  to  11% as 
te nants search fo r more  affo rd ab le  
op tions.

• Sacramento’s p ip e line  includ e s 4,800 
units und e r construction, many of which 
will come  to  marke t b e fore  the  e nd  o f 
the  year.

• Sacramento  ap artment re nts continue  
to  climb  with g ains o f 3.8% ove r the  
p ast 12 months.



Sacramento



Los Ang e le s
• Vacancie s have  b e e n tre nd ing  

d own since  p eaking  at the  e nd  o f 
2020 and  are  curre ntly 3.5% 
whe re  Class A d e ve lop ments are  
op e rating  at 7% vacancy. 

• Los Ang e le s has se e n e le vate d  
construction le ve ls fo r years and  
still has a sizab le  p ip e line , 27,000 
units, that ne e d s to  b e  ab sorb e d  
in the  coming  q uarte rs. 

• Curre nt construction le ve ls 
re p re se nt 2.7% ove r existing  
inve ntory.



Los Ang e le s



San Die g o
• The  vacancy rate  is tre nd ing  at 

5.9%
• More  than half o f San Die g o  

sub marke ts have  re cord e d  d oub le -
d ig it re nt g rowth in the  p ast 12 
months.

• The  curre nt p ip e line  o f 7,600 units 
will unlike ly ap p ly too  much 
up ward  p re ssure  on the  ove rall 
vacancy rate  g ive n p e nt up  
d e mand .



San Die g o



Washing ton
Seattle /Tacoma: Construction o f ne w 
ap artme nts re mains near an all-time  
hig h. Some  (Downtown Seattle  and  Lake  
Union) sub marke ts are  se e ing  a wave  o f 
ne w units far excee d ing  re ce nt d e mand . 

• Sub stantial ne w construction activity is 
exp e cte d  to  slow ove rall re nt g rowth;

• Vacancy rate s are  anticip ate d  to  climb  
ab ove  8.5%. 



Seattle /Tacoma



Washing ton
Sp okane : 
• The  fo rmation o f ap artment household s has 

slowe d  in Sp okane  afte r a p e riod  o f re cord  
g rowth.

• The  vacancy rate  fo r Class A p rop e rtie s is 
curre ntly 8.0% and  anticip ated  to  rise  ab ove  
10% d ue  to  the  amount o f ne w sup p ly 
e nte ring  the  marke t.

• Sp okane  re cord e d  a 12-month trailing  
ab sorp tion o f only 140 units.



Sp okane
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