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City Growth Trends

Key Takeaways:

Compound Annual

GrogRate

Total % Growth

Compound Annual

Grogg Rate

Total % Growth

Population / 1.4% _\45% / 2.0%\ 4.1%
Households (total) \ 1.7% / 17.9% —>\ 31% / 6.4%
S S
Renter Households 2.4% 27.0% 2.6% 5.2%
Owner Households 0.9% 9.3% 3.8% 7.7%
< $25,000 -1.6% -15.0% -0.1% -0.2%
$25,001 - $50,000 -0.6% -5.6% -3.0% -5.8%
$50,001 - $75,000 0.9% 9.7% 26% 5.2%
$75,001 - $100,000 1.7% 17.9% 6.2% 12.8%
> $100,000 6.5% 87.4% 8.0% 16.7%

Faster growth
overall since
2019

Households are
getting smaller

Recent surge in
owner HH

Recent surge in
high-income
HH




City Growth Trends

2011-2021 2019-2021
Compound Annual Compound Annual
Total % Growth Total % Growth
Growth Rate T T Growth Rate S

Population 1.4% 14.5% 2.0% 4.1%
Households (total) 1.7% 17.9% 3.1% 6.4%

N N
Renter Households / 2.4%\ 27.0% / 2.6% \ 5.2%
Owner Households \ 0.9% / 9.3% _,\ 3.8% / 7.7%

g g
< $25,000 -1.6% -15.0% -0.1% -0.2%
$25,001 - $50,000 -0.6% -h.6% -3.0% -h.8%
$50,001 - $75,000 0.9% 9.7% 2.6% 52%
$75,001 - $100,000 1.7% 17.9% 6.2% 12.8%
> $100,000 6.5% 87.4% 8.0% 16.7%

Key Takeaways:

 Faster growth

overall since
2019

e Households are
getting smaller

* Recentsurgein
owner HH

* Recentsurgein
high-income
HH




City Growth Trends

Key Takeaways:

Compound Annual " Compound Annual
Growth Rate FRE R Growth Rate

Total % Growth

Population 1.4% 14.5% 2.0% 4.1% ° Fa Ste r g r:OWt h
overall since
Households (total) 1.7% 17.9% 3.1% 6.4% 2 O 1 9

Renter Households 2.4% 27.0% 2.6% 52%

* Households are
Owner Households 0.9% 9.3% 3.8% 7.7% gettl ng S m a I Ie r

= * Recentsurgein

.<’;2;,000~ . ﬁ‘b“% -15.0% ﬁATA -0.2% owner HH

$25,001 - $50,000 ! -0.6% \ _5.6% ! -3.0% \ -5.8% ° Recent su rge in
$50,001 - $75,000 0.9% —\97% 26% 5.2% h |gh‘| ncome
$75,001 - $100,000 \ 1.7% ] 17.9%\—>\ 6.2% ] 12.8% HH

> $100,000 \6‘.5%/ 87.4% \9.0%/ 16.7%
-

N —




Building Permits

Key Takeaways:
iy e Above
average
multifamily

- — T growth, but
— i 2022/3 well
o below 2021

* Total MF Units
Permitted:
mEmREERERENREEERE - 20231912
B I I T N A I L L ° 2022: 2 ,026
m 1-family residences m Units in 2-4 unit buildings o 2021: 3,273

Units in 5+ unit buildings ® Unknown/Other Units



Rental Vacancy

Rental Vacancy Rate - ACS and MGE

Key Takeaways:
* Vacancy rates below
healthy levels since
the Great Recession

Healthy Vacancy Range

3%

e Steady, small
Increases since ~2015 .

e |Leveled off since 2020 ~

o O O N ' €] ] \eJ © A > ) O Y 1A
PNS IR RHIPN LGP LN PN\ L SIS S\ P\ PR L P Lo\
ammw|\/ultifamily Vacancy Rate ~ ssssACS Rental Vacancy Rate

Note: MGE no longer provides Multifamily Vacancy Rate data as of Q2 2021



Rental Vacancy

-]
Rental Vacancy Rates by Tier - CoStar Model Key Ta keawa yS .

12%

10%

* CoStar captures
“professionally-
managed” properties

 Rental market tightest in
lowest-cost segments

(Class B/C buildings)

* Significant variability at
beginning of pandemic,

) Y R GRS o S R Y
PSRN LI SO L« S SIS ! SRS\ O LB LI LS LN M5

has si bilized
emmm/] & 5 Star Vacancy — essm3 Star Vacancy »1 & 2 Star Vacancy All Units aS Slnce Sta I Ize

Note: Stars indicate quality of finishes, construction materials, amenities, design, contemporary standards (floorplan, natural
light, etc.), signs of age, etc.; such that 5-star is luxury, 4-star is market, 3-star is aged, 2-star is substandard/”inadequate”,
and 1-star is functionally obsolete.

8%

6%

4%

2%



Rental Vacancy

-
CoStar’s Assessment:

*  “Over the past few quarters,
° vacancies have been trending
| upward as new supply enters
the market, most of which has
been in the 4 & 5 Star property
segment.”

6%

5%

4%

3%

2%
1%

OO/D : L L L : . L L : L . 1 : . L L : 1 L L : L . 1 : . L L : L . L : L . L : . i L : L
2018 2019 2020 2021 2022 2023 2024 2025 2026 2027

*  “While this creates near-term
softness for vacancies, declining
construction trends point to
declining vacancies over the
long term.”

Overall Vacancy B Stabilized Vacancy

Source: CoStar MF Report 3/11/24




Rental Vacancy

-
CoStar’s Assessment:

OVER:L;.O& STABILIZED VACANCY . 4/5 Sta r Va Ca n Cy :
. . Madison: 4.5%

National: 10.7%

4%

3%

3 Star Vacancy:
Madison: 3.1%
National: 7.2%

2%

1%

OO/D : L L L : . L L : L . 1 : . L L : 1 L L : L . 1 : . L L : L . L : L . L : . i L : L
2018 2019 2020 2021 2022 2023 2024 2025 2026 2027

Overall Vacancy B Stabilized Vacancy

e Compared to 100 largest
markets by inventory, current
overall vacancy (3.4%) is 3™
lowest in country

Source: CoStar MF Report 3/11/24




Rental Affordability

Rental Vacancy Rates by Tier - CoStar Model COSta r’S Asse SS m e nt :

12%

10%

* Because vacancy
tighter in lower-cost

units, rent growth is
uneven.

NN e YoY Rent Growth:

e 4/5 Star Properties: 1.2%
ot P P T P P P o 3 Sta I P ro pe rtieS: 4. 7%

2
eammm/] & 5 Star Vacancy — essm3 Star Vacancy s »1 & 2 Star Vacancy All Units

e
 1/2 Star Properties: 3.8%
IeS: 5.0/
Note: Stars indicate quality of finishes, construction materials, amenities, design, contemporary standards (floorplan, natural

ndicate
light, etc.), signs of age, etc.; such that 5-star is luxury, 4-star is market, 3-star is aged, 2-star is substandard/”inadequate”,
and 1-star is functionally obsolete.

8%

Healthy Vacancy Range

6%

4%



Rental Market Mismatch

Key Takeaways:

 Market gaps for:
. < 30% AMI units
. > 80% AMI units

e Market affordable
for higher-income
HHSs, drastically
unaffordable for
lower-income HHs

* Need increasing for
unlts at each end
/def|C|t is
idening)

Rental Market Supply and Demand by Income/Rental Cost

30,000

25,000

20,000

15,000

10,000

5,000

11,695 households
“renting up” / cost
burdened

Students

<30% AMI

30% - 50% AMI| 50% - 80% AMI

B Renters M Units Available

13,495 households
“renting down”

/ rents are very
aﬁ‘ordable

> 80% AMI




Rental Unit Consumption

| Key Takeaways:
Rental Market - Units Rented by Household Income

9,000

“Renting Up” Renting U
‘f households are
6000 | Eenerally cost-
' urdened
5,000 |
; Generally,
3,000 - though nOt
' always, done by
I necessity to

l |

find an open
g unit in the City
< 30% AMI Units 30% - 50% AMI Units 50% - 80% AMI Units > 80% AMI Units d ue tO
Household Income: m |Smatch

m<30%AMI m30%-50%AMI  m50% - 80% AMI 80% - 100% AMI  m>100% AMI



Rental Unit Consumption

Key Takeaways:
Rental Market - Units Rented by Household Income

9,000

' “Renting Down” . Renting Down =

&pu0 housin% is

7,000 generally

s affordable (less

' than 30% of

5,000 income)

4000 Generally, though

3,000 not always, done

. by choice to find

’ an open unit that

1,000 I is more affordable
. ] to the household

< 30% AMI Units 30% - 50% AMI Units  50% - 80% AMI Units > 80% AMI Units or location they
prefer

Household Income:
H<30%AMI m30%-50% AMI| ®50% - 80% AMI 80% - 100% AMI  m > 100% AMI



Tenure Transitions — Small Structure

Small-Structure Rentals Key Takeaways:
7,000
. Ownership market has tightened,

6,000 single-family production remains low,
and high-income households continue
to move to the City

5,000 .. )

. Conditions have caused loss of single-
family rentals

4,000 . Structures are converting to ownership on

open market
. High demand and competition among
3,000 potential buyers
. Potentially some small-scale (“mom and
pop”) landlords cashing out equity in

2,000 appreciating market

. Some indication nationally that equity
firms selling off single-family portfolios

1,000 ) )

. Loss of 1,098 single-family rentals to
ownership since 2020
0 . Represents a loss of 18% of the entire 2020
10,;\ 10\/% @@ @qp m&\’ qpq;L m@’% single-family rental market

M Single-Family Rentals M 2/3 Unit Rentals



Rental Affordability by Income

Key Takeaways:
Rental Affordability by Area Median Income
$2,000
$1,800 o - ° Tlght low-cost
oo - market because 2
segments of
$1,400 P— P households (<50%
$1,200 AMI competing

e ﬂ__’_____./_ for those units

$800 ettt T T T e s s s 0 000000000’ ° Households at 80%

o AMI and above
have general

400 market

$200 affordability

- * Significant increase

,LQ'S\’ ,LQ'Q’ ,LQ'\?’ ,LQ'\P‘ ,LQ'\% ,]’Q'\'b ,LQ'\:\ ,LQ'S% ,]9'\9 'LQ ,LQ'}«’\’ ,LQ’I} ,Lg'f)

N

in market rents

e ] & 2 Star Market Rent e 3 Star Market Rent »4 & 5 Star Market Rent Since 2021
30% AMI Limit e @ ® 50% AMI Limit ® o o 80% AMI Limit



Rental Affordability by Race & Ethnicity

Key Ta ke a ways : Rental Affordability by Race/Ethnicity

$2,000

. . $1,800 $200

e Median income has /L
increased across all =
demographics - N

e Black households in
the City are the only
demographic where

the median household R

$1,000

Q N %) () A \e) ) O
S DS DI S S S\

CO u I d n Ot a ffo rd t h e e Rent Affordable to Typical White HH @ »Rent Affordable to Typical Black HH
Rent Affordable to Typical Asian HH Rent Affordable to Typical Hispanic HH

median rent



Rental Affordability by Race & Ethnicity

N
Key Takeaways:

Rental Cost Burden by Race/Ethnicity, 2019
60%

e Median income has
increased across all
demographics

e Black households in
the City are the only
demographic where
the median household =
could not afford the
median rent

50%

40%

30%

20%

10%

0%
Hispanic/Latino




Rental Affordability & Access

|:| Less than 50% of Rental Units Affordable to a Typical Household
- 50% of Rental Units or More Affordable to a Typical Household

White Households: 2010
2010 Affordability Limit: $1,385

Black Households: 2010
2010 Affordability Limit: $803

2021
$940



Rental Affordability & Access

|:| Less than 50% of Rental Units Affordable to a Typical Household
- 50% of Rental Units or More Affordable to a Typical Household

Asian Households: 2010 :
2010 Affordability Limit: $952 TN fn

Hispanic/Latino Households: 2010
2010 Affordability Limit: $1,212




Impact of City Funding

e
Key Takeaways:

City-Supported Rental Development, 2016-2022
600 $12,000,000

e City financial suEport
has assisted in the
creation of 17% of all
new rental units since
2016
 Reduced impactin 2022 o
e Pandemic delays, cost I oo
increases, smaller scale
developments, subsidy T S e o e e

ty p e I Total Units in Buildings with City Assistance e otal City Funds Committed
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