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Presentation Agenda & Speaker Information

• Designated Member of International Association of Assessing Officers
• Assessment Administration Specialist (AAS), 2022

• Certified General Real Estate Appraiser
• Licensed Real Estate Broker 
• Senior Accredited Minnesota Assessor

• Former City of Bloomington, MN Assessor 2009-2022
•  Former Chair of the State Board of Assessors, MN 2022
• Qualified Expert Witness, MN

• Commercial Real Estate Degree, Saint Cloud State University, 2002
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CMBS Delinquency Rates – Sept 2024 Delinquency Trends
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• Bank Loan Delinquency Rates

National CRE Market Overview

Source: Trepp T-ALLR
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• CMBS Issuance (Conduit, Large Loan, Single-Asset, Single Borrower)

WA % OfficeAmountCountCMBS Issuance 
2024 YTD

7.9$52.41bn 83Single Borrower

15.9$24.43bn 24Conduit

0.0$4.09bn 7Large Loan

Source: Trepp
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• Agency Issuance (Fannie Mae, Freddie Mac & Ginnie Mae)

WA % LTVAmountCountCMBS Issuance 
2024 YTD

59.2%$1.74bn 4Fannie Mae

59.8%$20.57bn 30Freddie Mac

--$6.92bn 53Ginnie Mae
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Bank CRE Loan Originations
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• Criticized Bank CRE Loans
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• 100 Largest Bank Holding Companies by CRE Exposure

Average Office 
Exposure

(% of CRE Portfolio)
CRE Portfolio Size

19%$30+bn

14%$15bn to $30bn

14%$10bn to $15bn

15%up to $10bn

Total Assets as of 
1Q 2024 (billions)

CRE Loans as of 
1Q 2024 (billions)

Office ACL 
Coverage Ratio 

as of 2Q’24

Office Exposure
as of 2Q’24
(% of CRE
Portfolio)

Bank

$1,959.16$135.1311.1%20.7%Wells Fargo
$3,273.80$78.4623.0%Bank of America
$534.96$51.979.7%15.0%Truist
$683.61$50.1910+%13.0%U.S. Bancorp
$566.18$45.1610.3%29.3%PNC

$220.86$31.9011.1%19.8%Citizens Financial 
Group

$530.32$30.7511.0%TD Bank Group
$295.58$28.5410.9%BMO
$81.80$23.0119.0%First Horizon

$76.16$21.858.9%Webster Financial 
Corporation
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CMBS Losses by Vintage
Deal Losses by Vintage and Original Rating Bucket (% of Vintage by Number of Bonds)

naDCCCCCCBBBBBBAAAAAA
22%2%34%20%2%1999

2%24%48%10%5%2000
10%2%16%30%22%2%2001
13%4%27%19%17%2%2002
22%18%28%12%2003

9%12%21%31%4%5%2004
1%3%7%47%12%7%5%2005
1%1%5%16%25%18%24%2006

9%14%17%18%36%2007
11%11%22%56%2008
50%2009

24%6%18%2010
45%3%17%2011
35%4%7%4%2%2012
36%2%2%1%2013
34%10%7%5%2014
40%5%2%1%2015
38%3%2%1%2016
19%9%2%2%2017
21%5%3%3%2018
10%7%4%1%2019

6%1%2020
3%1%1%2021
1%2022

2%2023
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Delinquency + Perf. SS %Delinquency %

Change 
('24 - '23)Dec-2023Jun-2024Change 

('24 - '23)Dec-2023Jun-2024
# of 

Loans
Current

Balance
Current

Origination
Year

0.720.180.90.690.180.87688$34.86bn 2023
0.760.591.350.10.20.31,040$52.71bn 2022
0.253.43.650.231.922.152,076$112.89bn 2021
-0.512.562.05-0.512.381.871,124$36.95bn 2020
4.834.839.661.173.214.382,654$75.63bn 2019
-1.1411.6610.521.136.387.512,019$51.71bn 2018
4.775.7310.51.734.72,068$51.18bn 2017
0.519.429.931.517.689.191,779$38.88bn 2016
0.27.777.970.965.015.972,847$48.46bn 2015

11.9516.2828.237.177.7914.961,308$31.82bn 2014
5.140.4445.54-5.0732.9727.9181$10.55bn 2013

-3.7329.325.570.9619.4920.4564$5.44bn 2012
34.8940.5375.426.7732.7439.5124$1.63bn 2011
-0.2357.7257.49-4.5535.8531.38$0.32bn 2010

CMBS Losses by Vintage
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June Cured DebtProperty Type

$744,000,757Office

$319,875,747Retail

$147,423,269Multifamily

$235,639,392Mixed Use

$121,379,301Lodging

$13,751,693Industrial

$4,324,555Other

$2,654,370Mobile Homes

$1,589,049,084Total

June Extended DebtProperty Type

$497,222,919Mixed Use

$220,219,165Office

$56,971,959Retail

$3,023,383Multifamily

$777,437,425Total

Modifications Cure
s
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CMBS Issuances Impacted by Higher Interest Rates
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T-ALLR Mortgage Underwriting Terms

Underwriting has become more conservative, with lower loan-to-value ratios than at the end of 2021. But higher interest 
rates have resulted in lower underwritten debt-service coverage ratios. In some cases, particularly for retail, office and 
hotel loans, median rates have more than doubled. And lenders generally have reduced the terms of loans they wrote.
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CMBS Issuances Impacted by Higher Interest Rates
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What does Trepp do?

• Combines many information streams into a single interface
• Tracks the securitized debt market including:

– CMBS, Fannie Mae, Freddie Mac, CRE-CLO

• Also tracks – FHA, Ginnie Mae
• Identifies patterns and trends within the CRE landscape
• Tracks individual property-level financial performance
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More than 1,000 firms are powered by Trepp.

Our Clients

19

Institutional 
Investors

Insurance

Banks

Regulators

Ratings Agencies

Academia

AAA
AA+
AA

AppraisersBrokers



A Trusted Name

Market Clarity

Largest commercially 
available CRE database 

containing detailed, 
historical  information 

on deals, loans, and 
properties. Detailed 
bank ratings, loan 

scores, and market 
trends.

Thought Leadership Proven Solutions

Trepp has built forward-
looking models and 
analytics to assess, 

measure and forecast 
capital performance. 
Our data and models 

cover multiple financial 
cycles.

Comprehensive Data

Data coverage includes: 
Global CMBS deals, 

Agency deals,  
Commercial Real Estate 
backed CLOs; European 

and U.S. CLOs; U.S. 
bank-contributed data, 
bank  ratings and call 

reports. 

Widely cited and 
quoted as the industry 

standard for 
information and 
analytics in  the 

structured finance, 
commercial real estate, 

and banking sectors.

When reporting on the structured finance, banking, or CRE industries, the press relies on Trepp…

20
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Public Perception:

• Assessor’s values are error prone

• Assessors don’t understand the real nuance of property valuation

• There is no way property tax assessments can be accurate & uniform                                                 
especially when facing a changing market conditions

Real Challenges Assessors Face:

• Limited (verified) commercial property income and expense data

• Challenges with technology, preventing assessor’s from using third party data side by side 
with their own data 

• Never having enough time or staff

• Not being able to quantify the impacts of changing market conditions on assessed values 
from a macro and individual property perspective

• Property owners/tax agents/attorneys supplying actual income/expense data for properties 
that have a case of “bad actuals” with no way to refute with actual stabilized income and 
expense data 

Public Perception of the Assessment Process

21
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Trepp & Assessors

Trepp’s expansion 
in this sector over 
the past 7 years.  

24 states coast to 
coast clients in 
very diverse 
assessment 
regulations. 
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• Commercial Mortgage-Backed Securities
– Financial instruments backed by commercial real estate loans, 

pooled together and sold to investors.
– Bonds or securities backed by income-producing real estate 

loans.
– Investors receive payments from underlying loans (e.g., business 

or property owner payments).
– Enables participation in the real estate market without direct 

property ownership.

CMBS Definition
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FINANCIAL INSTITUTIONS REFORM, RECOVERY AND ENFORCEMENT ACT OF 
1989
SEC. 1101. PURPOSE

The purpose of this title is to provide that Federal financial and public policy interests in real estate related 
transactions will be protected by requiring that real estate appraisals utilized in connection with federally 
related transactions are performed in writing, in accordance with uniform standards, by individuals whose 
competency has been demonstrated and whose professional conduct will be subject to effective supervision.

(4) FEDERALLY RELATED TRANSACTION - The term ‘federally related transaction’ means any real estate-related 
financial transaction which -
• (A) a federal financial institutions regulatory agency or the Resolution Trust Corporation engages in, 

contracts for, or regulates; and
• (B) requires the services of an appraiser.

(5) REAL ESTATE RELATED FINANCIAL TRANSACTION - The term ‘real estate-related financial transaction’ 
means any transaction involving--
• (A) the sale, lease, purchase, investment in or exchange of real property, including interests in property, 

or the financing thereof;
• (B) the refinancing of real property or interests in real property; and
• (C) the use of real property or interests in property as security for a loan or investment, including 

mortgage-backed securities.

24
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Commercial Real Estate Finance Council –
Investor Reporting Package
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State of the CRE Market - Virginia
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Data Center News
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Data Center Market Overview
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Data Center Market Overview
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Data Center Market Overview
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Data Center Statistics
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Data Center Recent Origination
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Data Center Valuation Metrics

NOI MultipleCap Rates at Underwriting

AverageRangeAverageRange

15.814.9 – 16.56.34%6.07% - 6.73%2024

15.213.7 – 16.86.71%5.96% - 7.28%2023

20.816.1 – 26.55.09%3.86% - 6.55%2022

15.014.7 – 18.75.87%5.36% - 6.81%2021



Virginia Office Market Sector
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MSA Office - Delinquency
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MSA Office - DSCR
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Virginia Multi-Family Sector
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Virginia Multi Family Insurance Costs

Insurance Costs have increased 31.5% from 2022 to  2023



Insurance Costs Skyrocketing – Coastal Markets

39



Multifamily Case Study 
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Property Type
City 

State
Number of Units 

Year Built
Origination Date 4/22/2022

Maturity Date 
Origination Coupon Rate

5/9/2024
2.85%

500 Station Boulevard

Multifamily
Aurora

IL
417
2017



Multifamily Case Study 
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2022 2024

Origination 
(Underwritten)

Projected Stabilized

Occupancy 90.6% 94.7%
Revenue 9,739,322 11,673,158

Expenses 3,365,677 3,729,245
Operating Expense Ratio 34.6% 31.9%

NOI 6,373,646 8,667,660
Cap Rate 3.50% 4.31%

Market Value $182,100,000 $201,300,000
Date of Appraisal 4/13/2022 4/13/2024

Current Balance $125,000,000 $125,000,000
Future Funding $5,000,000 $5,000,000

Fully Committed Balance $130,000,000 $130,000,000

LTV of Current Balance 69% 62%
LTV of Fully Committed Balance 71% 65%

Annual Debt Service $3,564,225
**Debt Yield Current Balance 5.10%
Debt Service Coverage Ratio 1.79
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Property Name Union West The Grand Central Eight Eleven 
Uptown

Imprint 444 Social Two Old Town 
Park

Address 939 West 
Washington 

Boulevard

221 West Harrison 
Street

811 West Agatite 
Avenue

717 S Clark St 444 Parkway Drive 202 West Hill Street

City Chicago Chicago Chicago Chicago Lincolnshire Chicago
State IL IL IL IL IL IL

Year Built 2020 2020 2019 2020 2019 2020

Number of Units 357 346 381 349 302 428

Occupancy 97.0% 96.6% 91.3% 93.0% 97.4% 91.2%

Origination Date 12/20/2023 11/3/2023 6/29/2023 11/18/2021 11/1/2021 6/23/2021

Maturity Date 1/25/2029 12/1/2028 7/1/2028 12/1/2031 11/1/2031 7/1/2028

Loan Amount 76,710,000 56,746,000 88,827,000 96,894,000 92,300,000 135,000,000
Interest Rate 5.78% 6.29% 6.01% 3.05% 3.30% 3.08%
Interest Only Period 60 60 60 60 120 36
Original Term 60 60 60 120 120 84
Amortization Type Interest Only Interest Only Interest Only I/O then Amort Interest Only I/O then Amort
P& I Amount 369,487                  287,529                  415,651                  238,063                  245,364                  334,950                  
Annual P&I 4,433,838               3,450,348               4,987,812               2,856,756               2,944,368               4,019,400               
Mortgage Constant or 5.78% 6.08% 5.62% 2.95% 3.19% 2.98%
   Mortgage Cap Rate
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Property Name Union West The Grand Central Eight Eleven 
Uptown

Imprint 444 Social Two Old Town 
Park

Appraisal Date 9/13/2023 9/15/2023 4/21/2023 9/22/2021 9/13/2021 2/12/2021

Property Value 130,300,000 81,900,000 155,700,000            160,000,000 142,000,000 206,000,000

Property Value/Unit 364,986                  236,705                  408,661                  458,453                  470,199                  481,308                  

UW Base Rent 36,935                    28,181                    30,696                    31,096                    29,687                    34,152                    

Loan to Value 58.87% 69.29% 57.05% 60.56% 65.00% 65.53%
Equity 41.13% 30.71% 42.95% 39.44% 35.00% 34.47%
Equity Amount 53,590,000              25,154,000              66,873,000              63,106,000              49,700,000              71,000,000              

NOI As of: Securitization Securitization Securitization Securitization Securitization Securitization
Revenues 13,185,804              9,750,552               11,695,148              10,852,352              8,965,582               14,616,986              
NOI 7,667,194               5,332,293               7,955,606               6,730,097               6,628,244               8,767,752               
Net Income Ratio 58.1% 54.7% 68.0% 62.0% 73.9% 60.0%
Annual P&I 4,433,838               3,450,348               4,987,812               2,856,756               2,944,368               4,019,400               
BTCF 3,233,356               1,881,945               2,967,794               3,873,341               3,683,876               4,748,352               
Equity Cap Rate 6.03% 7.48% 4.44% 6.14% 7.41% 6.69%

Mortgage Component 3.40% 4.21% 3.20% 1.79% 2.07% 1.95%
Equity Component 2.48% 2.30% 1.91% 2.42% 2.59% 2.31%
OAR Band of Investment 5.88% 6.51% 5.11% 4.21% 4.67% 4.26%

Calculated Cap Rate 5.88% 6.51% 5.11% 4.21% 4.67% 4.26%
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2022 2024

Origination 
(Underwritten)

Projected Stabilized

Occupancy 90.6% 94.7%
Revenue 9,739,322 11,673,158

Expenses 3,365,677 3,729,245
Operating Expense Ratio 34.6% 31.9%

NOI 6,373,646 8,667,660
Cap Rate 3.50% 4.31%

Market Value $182,100,000 $201,300,000
Date of Appraisal 4/13/2022 4/13/2024

Current Balance $125,000,000 $125,000,000
Future Funding $5,000,000 $5,000,000

Fully Committed Balance $130,000,000 $130,000,000

LTV of Current Balance 69% 62%
LTV of Fully Committed Balance 71% 65%

Annual Debt Service $3,564,225
**Debt Yield Current Balance 5.10%
Debt Service Coverage Ratio 1.79
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2022 2022 2024

Origination (TTM 
2/28/2022) 

Origination 
(Underwritten)

Projected Stabilized

Occupancy 86.4% 90.6% 94.7%
Revenue 8,768,884 9,739,322 11,673,158

Expenses 3,248,502 3,365,677 3,729,245
Operating Expense Ratio 37.0% 34.6% 31.9%

NOI 5,520,382 6,373,646 8,667,660
Cap Rate 3.03% 3.50% 4.31%

Market Value $182,100,000 $182,100,000 $201,300,000
Date of Appraisal 4/13/2022 4/13/2022 4/13/2024

Current Balance $125,000,000 $125,000,000 $125,000,000
Future Funding $5,000,000 $5,000,000 $5,000,000

Fully Committed Balance $130,000,000 $130,000,000 $130,000,000

LTV of Current Balance 69% 69% 62%
LTV of Fully Committed Balance 71% 71% 65%

Annual Debt Service $3,564,225 $3,564,225
**Debt Yield Current Balance 4.42% 5.10%
Debt Service Coverage Ratio 1.55 1.79
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Property Name Union West The Grand Central Eight Eleven 
Uptown

500 Station

Address 939 West 
Washington 

Boulevard

221 West Harrison 
Street

811 West Agatite 
Avenue

500-770 Station 
Boulevard

City Chicago Chicago Chicago Aurora
State IL IL IL IL

Year Built 2020 2020 2019 2017

Number of Units 357 346 381 417

Occupancy 97.0% 96.6% 91.3% 89.0%

Origination Date 12/20/2023 11/3/2023 6/29/2023 4/5/2024

Maturity Date 1/25/2029 12/1/2028 7/1/2028 5/1/2029

Loan Amount 76,710,000 56,746,000 88,827,000 71,337,598
Interest Rate 5.78% 6.29% 6.01% 6.00%
Interest Only Period 60 60 60 60
Original Term 60 60 60 60
Amortization Type Interest Only Interest Only Interest Only Interest Only
P& I Amount 369,487                  287,529                  415,651                  356,688           
Annual P&I 4,433,838               3,450,348               4,987,812               4,280,256        
Mortgage Constant or 5.78% 6.08% 5.62% 6.00%
   Mortgage Cap Rate
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Custom Income & Expense Models
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https://www.trepp.com/the-rundown

Subscribe to The Rundown 
Trepp’s daily CRE transaction newsletter:

Subscribe to The TreppWire Podcast and 
stay up-to-date on all things CRE, Structured 

Finance & Banking Free Trepp CRE News & Commentary



Contact Information

Matt Gersemehl, AAS, SAMA
Head of Valuation and Advisory Services 
Phone: 952-210-1631
Email: matthew_gersemehl@trepp.com
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