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Your Webinar Host 
 Mark Dean, Citi Community Capital, National Production Manager 

Mr. Dean has over 27 years of experience providing investment banking and 
mortgage banking services to real estate developers and corporate sponsors. 
He specializes in financing multifamily housing using Private Activity Bonds, 
both enhanced and unenhanced, for public housing authorities, affordable 
housing developers, and senior housing providers.  Mr. Dean works with both 
for-profit and not-for-profit organizations to finance projects such as affordable 
housing developments, senior living facilities, and market rate housing. 

  
Mr. Dean has provided acquisition, construction and permanent financing for a 
wide variety of multifamily housing, senior housing, not-for-profit facilities.   In 
addition to these types of financing Mr. Dean has executed current, advance 
and taxable refundings of existing bond and real estate debt.  His experience 
includes both public offerings and private placements. His broad range of 
experience with loan products and debt credit enhancements includes 
conventional financing vehicles as well as bond insurance, contingent loan 
agreements, FHA mortgage insurance programs, GNMA MBS, Fannie Mae 
MBS, letters of credit, and collateral pledges. In addition, Mr. Dean is an expert 
on the use of low-income housing tax credits to finance multifamily apartments. 
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Q&A 

Send Questions to AskCitiCommunityCapital@citi.com or 
Follow instructions from the Operator  - Press *1 for the 

operator to open your line. 
 This will enter you into the queue to ask a question 

mailto:AskCitiCommunityCapital@citi.com
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From Fannie Mae 
 Kim Betancourt, Director of Economics and Multifamily Market Research 

Current Responsibilities: 
Kim Betancourt is Fannie Mae’s Director of Economics and Multifamily Market 
Research. She manages a team of real estate economists that focus exclusively 
on the multifamily sector. Ms. Betancourt is responsible for analyzing current 
economic conditions at both national and local levels, determining their impact 
on the multifamily sector, and identifying future trends.    
  
Experience: 
Before joining Fannie Mae, Ms. Betancourt was a Senior Vice President at 
GMAC Institutional Advisors and managed the Realpoint senior analytical 
research team. Prior to GMAC, Ms. Betancourt was a Director in the Structured 
Finance department of Standard & Poor’s and headed up the Servicer 
Evaluations Group. She has also held leadership positions with Citicorp and 
Midlantic National Bank.     
  
Education: 
Ms. Betancourt holds both a Master of Arts and a Bachelor of Arts with honors 
from Rutgers University. 
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From Fannie Mae 
 Tatyana (Tanya) Zahalak, Real Estate Economist 

Current Responsibilities: 
Tanya Zahalak is a real estate economist focusing on the multifamily sector. She 
follows multifamily markets at the MSA level with an eye toward determining 
multifamily market trends and supply/demand imbalances. In addition, Ms. 
Zahalak is the Multifamily Mortgage Business’ affordable housing economist. In 
this capacity, she is responsible for analyzing economic conditions at both 
national and local levels and determining their impact on multifamily subsidized 
affordable housing.  Publications include “Despite an Increase in Supply, Fewer 
Affordable Rentals” and “Is the Development and Design of Multifamily Housing 
in Line with Recent Trends.” 
 
Experience: 
Ms. Zahalak has been with Fannie Mae for over 15 years in a variety of roles 
and has experience in both single and multifamily housing including pricing and 
product development. 
  
Education: 
Ms. Zahalak received a B.A. in Applied Math from Washington University in St. 
Louis and a Masters in Finance from Johns Hopkins University.  
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Source: The New Yorker 
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Real Estate Fundamentals: Demographics Favorable 
Demographics are in Multifamily’s favor over the long-term, especially 
in the younger aged cohort… 

Source: U.S. Census,  Fannie Mae 

U.S. Renter Population: Age 20-34 Cohort 
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…and even though there are more 1- 4 unit rentals than 5+ unit rentals... 
Real Estate Fundamentals: Demographics Favorable 

Source: Census Bureau 

U.S. Renter Occupied Stock by Structure 
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Real Estate Fundamentals: Demographics Favorable  
 

Sources: 2012 American Community Survey 

*Dot width is proportionate to number of renters represented by each age group 

… renters aged 35-64 prefer single family dwellings and younger 
renters prefer multifamily dwellings.  
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Real Estate Fundamentals: Employment Growth Positive 

Source: CBRE-EA, 2Q2014 

Many metros will keep seeing job growth, although at a slower pace 
over the next two years. 

 Change in Employment – Select Metros  
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Real Estate Fundamentals: Rental Demand Stable 
National estimated multifamily vacancy rates are at their trough… 

Source: Fannie Mae Multifamily Economics and Market Research Estimates    

Estimated National Rent Level and Vacancy Rate 
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Real Estate Fundamentals: Rental Demand Stable 
… keeping rent growth positive for nearly four years now… 
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Real Estate Fundamentals: Rental Demand Stable 
… with many metro-level vacancies expected to remain below their 
historic averages.   
 

Source: CBRE-EA, 2Q2014 
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Real Estate Fundamentals: Rental Demand Stable 
Most younger renters still want to own a home -- at least someday… 

Source: Fannie Mae National Housing Survey, May 2014  
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Real Estate Fundamentals: Rental Demand Stable 

… and believe homeownership is a good financial investment.  

Source: Fannie Mae National Housing Survey, May 2014 
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Source: Fannie Mae National Housing Survey, August  2014 

Nevertheless, it seems that many tenants plan to keep renting…  

Real Estate Fundamentals: Rental Demand Stable 

Share of respondents who say they would…if they were going to move 
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Source: Fannie Mae National Housing Survey, August 2014 

… even though they are anticipating rent increases higher than 
forecasted...  

Real Estate Fundamentals: Rental Demand Stable 

Average 12 Month Rental Price Change Expectation 
(Percent) 
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Real Estate Fundamentals: Rental Demand Stable 
… and expect rental prices to keep rising over the next 12 months. 

Source: Fannie Mae National Housing Survey, August 2014 

Share of respondents who say home rental prices will…in the next 12 months 
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“We decided to convert it into ‘high-density’ housing.” 

Source: The New Yorker 
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Real Estate Fundamentals: Rental Supply and Demand 
Multifamily starts are slightly ahead of historically average levels… 

Multifamily (5+ units) Starts 
(3 month moving average) 

Source: U.S. Department of Commerce, Bureau of the Census, per Haver Analytics DLX 
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Real Estate Fundamentals: Rental Supply and Demand 
… with the number of multifamily projects underway rising quickly…   

Source: CBRE-EA/Dodge Pipeline, July 2014    * Anticipated completion date 

National Condo and Apartment Completions and Units Underway 

0  

20  

40  

60  

80  

100  

120  

Th
ou

sa
nd

s 

Apartments 

Condos 

NOTE:  Pipeline data is not an actual forecast of activity, it is a monitor of activity reported on to-date. As more projects are planned and 
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Real Estate Fundamentals: Rental Supply and Demand 
… but there are really only a few metros that have a significant 
number of completions coming online soon. 
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Source: CBRE-EA/Dodge Pipeline, July 2014 – Metros with 2,000 or more units underway 

Multifamily Apartment Units Underway – Select Metros 

Expected Year of Completion 
 

NOTE:  Pipeline data is not an actual forecast of activity, it is a monitor of activity reported on to-date. As more projects are planned and 
tracked, figures in future periods might go up.  
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Real Estate Fundamentals: Multifamily Investment  
Cap rate spreads have stayed wide...   

Treasurys and Multifamily Cap Rates 
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Real Estate Fundamentals: Multifamily Investment  

National Apartment Sales Volume and Cap Rates 

… as investors have increasingly turned to buying existing apartment 
buildings. 
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Source: The New Yorker 
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Based on cumulative affordable units. For instance, if a unit is affordable at Extremely Low Income i.e. affordable to income <= 30% of AMI, it is 
also affordable at the Very Low Income (<= 50% of AMI) category. 

The number of units affordable to Very Low Income renters 
declined by 200,000 units to 6.3 million in 2011. 

Multifamily Affordable Housing: Affordability Still a Concern 
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As a result, working renter households are more likely to be severely 
cost-burdened compared to homeowners. 

Percentage of Working Households with a Severe Housing Cost Burden 
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Multifamily Affordable Housing: Affordability Still a Concern 
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Source: Cartoon Stock 
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There has been hardly any class B/C multifamily new construction 
over the past decade… 

Multifamily Affordable Housing: Little New Affordable Stock 
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…with the share of Class B/C units shrinking steadily. 
Multifamily Inventory Share by Class Type 

Source:  Reis, based on multifamily sample tracked 
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Low Income Housing Tax Credit Units (LIHTC) Projects placed in Service since 1987  

Also, the number of LIHTC units placed in service has declined 
since 2005.  

Multifamily Affordable Housing: Little New Affordable Stock 
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Real Estate Fundamentals: Rental Demand Stable 
Coupled with steady rent growth by class… 

National Effective Rent Growth by Class 

Source: Axiometrics 
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Vacancy Rates for Market Rate and Affordable Properties 6/30/2012 – 12/31/2013 

Source: Integratec Tax Credit Central, REIS  

Low Income Housing Tax Credit Properties:  
Favorable Fundamentals 

…vacancies for affordable housing have been consistently lower than 
market rate housing recently…   
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Low Income Housing Tax Credit Properties: 
 Favorable Fundamentals 

Median Expense Per Unit ($) Q2 2012 – Q4 2013 

…with occupancy rates for new subsidized units consistently highest. 
Occupancy Rates by Development Type 6/30/2012 – 12/31/2013 

Source: Integratec Tax Credit Central  
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Meanwhile, LIHTC vacancies continue to be low in most major metros… 
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…with debt service coverage ratios solid… 
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Median Expense Per Unit ($) for Major Metropolitan Statistical Areas 

Source:  Integratec, Tax Credit Central     

…and operating expenses rising modestly… 

Low Income Housing Tax Credit Properties: 
 Favorable Fundamentals 
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Low Income Housing Tax Credit Properties: 
 Favorable Fundamentals 

Median Expense Per Unit ($) Q2 2012 – Q4 2013 

…and although operating expenses are rising nationally…. 

Source:  Integratec Tax Credit Central     
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Median Real Estate Taxes Per Unit ($) for Major Metropolitan Statistical Areas 

Source: Integratec  Tax Credit Central     

…real estate taxes have mostly stayed flat year-over-year. 

Low Income Housing Tax Credit Properties:  
Favorable Fundamentals 
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And just remember: 

Thank You! 
Kim Betancourt, Director of Economics 
Tanya Zahalak, Real Estate Economist 

Multifamily Economics and Market Research  
Kim_Betancourt@fanniemae.com 

Tatyana_M_Zahalak@fanniemae.com 

Twitter: @Kim_Betancourt 

mailto:kim_betancourt@fanniemae.com
mailto:kim_betancourt@fanniemae.com
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Appendix: Tax Credit Central 
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Thank you for your participation 

Your feedback is very important to us. Prizes sent to the first five people to submit 
the survey. Survey – 
https://www.citibank.com/icg/homepage/forms/citi_community_capital/form.jsp 

 
Listen to the playback - 

http://www.citibank.com/icg/sa/citicommunitycapital/resource_center.jsp 
 
The next Citi Community Capital Webinar is November 18 for our next informative 

session. We look forward to having you join us! 

https://www.citibank.com/icg/homepage/forms/citi_community_capital/form.jsp
http://www.citibank.com/icg/sa/citicommunitycapital/resource_center.jsp
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Citi believes that sustainability is good business practice. We work closely with our clients, peer financial institutions, NGOs and other partners to finance solutions to climate change, develop industry standards, reduce our 
own environmental footprint, and engage with stakeholders to advance shared learning and solutions. Highlights of Citi’s unique role in promoting sustainability include: (a) releasing in 2007 a Climate Change Position 
Statement, the first US financial institution to do so; (b) targeting $50 billion over 10 years to address global climate change: includes significant increases in investment and financing of renewable energy, clean technology, 
and other carbon-emission reduction activities; (c) committing to an absolute reduction in GHG emissions of all Citi owned and leased properties around the world by 10% by 2011; (d) purchasing more than 234,000 MWh of 
carbon neutral power for our operations over the last three years; (e) establishing in 2008 the Carbon Principles; a framework for banks and their U.S. power clients to evaluate and address carbon risks in the financing of 
electric power projects; (f) producing equity research related to climate issues that helps to inform investors on risks and opportunities associated with the issue; and (g) engaging with a broad range of stakeholders on the 
issue of climate change to help advance understanding and solutions.  
Citi works with its clients in greenhouse gas intensive industries to evaluate emerging risks from climate change and, where appropriate, to mitigate those risks. 

efficiency, renewable energy and mitigation 

[© 2014 Citigroup Global Markets Inc.  Member SIPC.  All rights reserved. Citi and Citi and Arc Design are trademarks and service marks of Citigroup Inc. or its affiliates and are used and registered throughout the world.  

IRS Circular 230 Disclosure:  Citigroup Inc. and its affiliates do not provide tax or legal advice.  Any discussion of tax matters in these materials (i) is not intended or written to be used, and cannot be used or 
relied upon, by you for the purpose of avoiding any tax penalties and (ii) may have been written in connection with the "promotion or marketing" of any transaction contemplated hereby ("Transaction").  
Accordingly, you should seek advice based on your particular circumstances from an independent tax advisor.
In any instance where distribution of this communication is subject to the rules of the US Commodity Futures Trading Commission (“CFTC”), this communication constitutes an invitation to consider entering 
into a derivatives transaction under U.S. CFTC Regulations §§ 1.71 and 23.605, where applicable, but is not a binding offer to buy/sell any financial instrument.
Any terms set forth herein are intended for discussion purposes only and are subject to the final terms as set forth in separate definitive written agreements.  This presentation is not a commitment to lend, syndicate a 
financing, underwrite or purchase securities, or commit capital nor does it obligate us to enter into such a commitment, nor are we acting as a fiduciary to you. By accepting this presentation, subject to applicable law or 
regulation, you agree to keep confidential the information contained herein and the existence of and proposed terms for any Transaction.
Prior to entering into any Transaction, you should determine, without reliance upon us or our affiliates, the economic risks and merits (and independently determine that you are able to assume these risks) as well as the legal, 
tax and accounting characterizations and consequences of any such Transaction.  In this regard, by accepting this presentation, you acknowledge that (a) we are not in the business of providing (and you are not relying on us 
for) legal, tax or accounting advice, (b) there may be legal, tax or accounting risks associated with any Transaction, (c) you should receive (and rely on) separate and qualified legal, tax and accounting advice and (d) you 
should apprise senior management in your organization as to such legal, tax and accounting advice (and any risks associated with any Transaction) and our disclaimer as to these matters.  By acceptance of these materials, 
you and we hereby agree that from the commencement of discussions with respect to any Transaction, and notwithstanding any other provision in this presentation, we hereby confirm that no participant in any Transaction 
shall be limited from disclosing the U.S. tax treatment or U.S. tax structure of such Transaction.  
We are required to obtain, verify and record certain information that identifies each entity that enters into a formal business relationship with us.  We will ask for your complete name, street address, and taxpayer ID number.  
We may also request corporate formation documents, or other forms of identification, to verify information provided.
Any prices or levels contained herein are preliminary and indicative only and do not represent bids or offers.  These indications are provided solely for your information and consideration, are subject to change at any time 
without notice and are not intended as a solicitation with respect to the purchase or sale of any instrument.  The information contained in this presentation may include results of analyses from a quantitative model which 
represent potential future events that may or may not be realized, and is not a complete analysis of every material fact representing any product.  Any estimates included herein constitute our judgment as of the date hereof 
and are subject to change without any notice.  We and/or our affiliates may make a market in these instruments for our customers and for our own account.  Accordingly, we may have a position in any such instrument at 
any time.
Although this material may contain publicly available information about Citi corporate bond research, fixed income strategy or economic and market analysis, Citi policy (i) prohibits employees from offering, directly or indirectly, 
a favorable or negative research opinion or offering to change an opinion as consideration or inducement for the receipt of business or for compensation; and (ii) prohibits analysts from being compensated for specific 
recommendations or views contained in research reports.  So as to reduce the potential for conflicts of interest, as well as to reduce any appearance of conflicts of interest, Citi has enacted policies and procedures designed to 
limit communications between its investment banking and research personnel to specifically prescribed circumstances.
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