The State of Connecticut has a very active multifamily market, but it is not without its
challenges.

A huge driver of investment in our State is the fact that multifamily housing is pragmatically
regulated protecting both Residents and Owners.

The facts and realities of this type of legislation are that it will adversely affect the long-term
health of our housing stock.

The facts are compelling, and they stand on their merits for the good of residents, the industry,
and the future of the housing stock.

Attached is a report generated through our research dept. It breaks down rent growth by asset
age and county for the past 14 to 16 years. While no data is perfect this is a good overview of
the realities of historic rent growth here in Connecticut.

Product Age 1960 to 1979. Years surveyed, 2007 through 2022:
e Fairfield County: 3.6% multi-year average
e New Haven: 1.7% multi-year average
e Hartford: 2.5% multi-year average
¢ Norwich-New London: 3.5% multi-year average (note: Data is from 2009-2022)

Product Age 1980 to 1999. Years surveyed 2007 through 2022:
o Fairfield County: 1.8% multi-year average
e New Haven: 2.6% multi-year average
e Hartford: 2.9% multi-year average
e Norwich-New London: 2.7% multi-year average (note: Data is from 2009-2022)

Product Age 2000 to Current. Years surveyed 2007 through 2022:
o Fairfield County: 1.3% multi-year average
e New Haven: 1.8% multi-year average
e Hartford: 3.3% multi-year average
e Norwich-New London: 3.3% multi-year average (note: Data is from 2009-2022)

While in 2021 and 2022 rent growth was significantly above historic averages it is compelling to
see the long-term averages even with the recent inflationary event. Rents do pull in when
market conditions weaken, a driver for some of the more mundane long-term averages. The
data above (and attached) is sourced from Realpage, Inc and clearly shows that over the long
term, free market economic forces control rent growth.

The facts remain that over the past 15 or so years, blended average rent growth in CT is +2% to
+4% for all counties, age, and asset classes surveyed. The recent run-up in rents is due to
exceptional inflation created by a pandemic and a confluence of other external factors, we do
not need rent control.

The market will revert back to normal and customary increases (and sometimes decreases).



Those supporting this legislation need to realize that it is not broken and does not require being

fixed.

Realities That Rent Control Brings to Markets:

Stifles new construction, hence diminishing the available housing stock which
creates a supply/demand imbalance that usually puts a lot more pressure on B
and C class rents further diminishing affordability.

Severely limits investment in affordable housing projects. Our politicians should
support affordable housing through existing programs that promote long-term
affordability and economic growth in Connecticut, they are varied and effective
Causes Landlords to cut costs on maintenance and repairs and delays capital
needs allocations which ultimately degrades the housing stock. (Again, this can be
most prevalent in the workforce housing segment.)

Severely limits renovations of older housing stock. This is but one of the numerous
compelling reasons that | personally take a lot of pride in. We have sold thousands
of mid-market workforce housing units that have benefitted greatly from
upgrades and substantial renovations. Those improvements do result in higher
rents, but the residents of these assets enjoy a safer, cleaner, and enhanced
housing experience all while preserving the housing stock for the future.

Tax base: recent revaluation assessments in the Multifamily sector have resulted
in a dramatic increase in assessed values expanding local tax bases that further
support community services. Ultimately, even with mill rate compression overall
RE tax burdens for Multifamily assets have increased significantly.

Since one of the sponsors of this bill is from New Haven, | took the liberty of looking at new
apartment deliveries since 2015. Some of the assets in that subset are still under the partial
assessment phase but the pretty accurate numbers are as follows. New apartment deliveries
totaled +2,400 units for a combined taxable assessed value of +$350,000,000 or approximately
$14,000,000 in annual local RE tax revenue. Multifamily development brings people to our
markets, feeds all segments of the local economy, expands the housing stock, and provides an
expanded tax base to support everyone.

As Nobel winning economist Paul Krugman and 93% of American Economic Association
members found in 1992 “ a ceiling on rents reduces the quality and quantity of housing”

Let’s not make that mistake here in Connecticut.



