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Background, Methodology & Contact Info

Background
A Client:  City of Fresno (Client)

A Objective: Determine the market demand potential for new housing in SEDA

A Scope: Provide projections for future housing demand in SEDA

A Demand: The need for additional housing of all product types-fate & forrent, marketrate & affordable)

A Segments:Provide demand projections by product type (SFD/MF), density (du/acre) and tenure (for sale/for rent)
Methodology

A SEDA: Review materials related to SEDA, including concept proposed land use map

A City: Review the 2014 General Plan and other information regarding housing development in the City

A Eco/Demo:Compile information on pertinent economic and demographic trends as related to the demand for housing
A Tapestry: Evaluate information on Tapestry market segments by lifestage, tenure and income

A For Sale: Compile and analyze information on new for sale home trends

A For Rent: Compile and analyze information on mefkimily rental market trends

A SFD BTR: Compile information on the SFD rental market and the market for HaH&nt SFD homes

A Demand: Project the demand for housing in the County, the City, and SEDA (for the purpose of this study, our
projections assume that housing demand and building permits are synonymous)

Contact Info
A Pete Reeb, President, 85947126, pete@askclarity.com
A Adam Artunian, Vice President, 9881-1876,adam@asiclarity.com

100 Spectrum Center Dr #1400, Irvine, CA 92618
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Abbreviations

Abbreviations
A ADU: Accessory Dwelling Unit
A BTR: Buildto-rent (typically SFD homes), aka BR#ild-for-rent
A CA: California
A CAR: California Association of Realtors
A CA DOF: California Department of Finance
A CAEDD: California Employment Development Department
A City: The City of Fresno
A County: Fresno County
A DA: Development Area
A DU/AC: Dwelling units/acre
A EIP: Employment to permit ratio
A ESRI: Environmental Systems Research Institute (data provider)
A GP: General Plan
A MF; Multi-family
A MO: Month
A SEDA: Southeast Development Area (E3ASoutheast & DA East)
A SFD: Single Family Detached
A USDA: US Department of Agriculture
A YR: Year
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Summary of Key ConclusionSEDA

ATiming We recommendplanningfor new for-sale housingto be introduced in SEDAstarting as
earlyas2030, andcertainlyby 2035

AHousingLocation Basedon existingand future infrastructureconsiderationsPA-3 Southeasis the
more advantageou$ocationto beginhousingdevelopmentthan DA4 East

ATotal Capacity Accordingto the 2014 FresnoGeneralPlan (GP),the total BuildOut capacityfor
SEDASFD& MF combined)is 41,300 housingunits (DA3 6,300 and DA4 35,000). We believethat
the current proposedland use plan for SEDAover-allocatesnon-residentialusesand that the total
residentialcapacityof SEDAnaytherefore ultimately be higher

AAllocation of Units by Type The 2014 GPdoes not break out SFDvs MF units in the build-out
scenario Forthe purposeof this analysiswe have assumedthat the BuildOut scenariofor SEDA
will havethe sameratios asthe Horizonscenarioesultingin DA3 capacityof 3,700 SFDand 2,600
MF,and DA4 14,900 SFDand 20,100 MF,

A2030to 2049Demand We are projectingdemandfor 14,350 new housingunits in SEDAnN the 20-
yearperiodstarting2030(5,550in the 2030s and 8,800in the 2040s).

ASEDAProduct Mix 63®to W9): SFD¢ 9,350 units (65%), MF ¢ 5,000 units (35%); for-sale homes
8,823 units (61%), rental homes5,528 units (39%).

ASEDACapture From 80 to @9, SEDAis projected to capture 38% of the total demandfor new
housingin the Cityof Fresno(SFD13%and MF 26%).
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Recommended Land Use MISEDA SR

Thetable below summarizesour recommendedmix of residentialland usesfor SEDAor the 25-year period from 2025through
2049 (but with developmentnot starting until 2030). Giventhe current rural/suburbannature of SEDAour recommendationgor
the first ten yearsof developmentin the area(2030to 2039 reflect a muchhigherproportion of SFChousing(3,900 homes,70%
of mix) than MF (1,650 homes,30%). 30% of the MF in the first ten yearsis projectedto be for-sale(500 units) and 70% for rent
(1,650 units). As the area becomesmore developed and established,and assumingthe introduction of some supporting
commercialdevelopment,the mix of SFDhousingfrom 2040to 2049 is expectedto drop to 62% (5,450 units), while MF will
increaseto 38%(3,350). Overall, SEDAs projectedto capture 38%of citywide housingdemandin the 20 yearsfrom 2030to 2049,

Density (du/ac) | Estimated Lot Size (§ % Mix by Tenure Housing Units by Decade # Mix by Tenure
Product & Density Min Max Min Max For Sale For Renf '25-29 2030s  2040s Total | For Sale For Rent
('30-'49 only ('30-'49 only)
SEDA -- -- -- -- -- -- 0 5,550 8,800 14,350 | 8,823 5,528
Low Density 3.5 5.0 acres 8,500 5.0 acres| 100% 0% 0 550 550 1,100 1,100 0
Medium Low Density 3.5 6.0 5,000 8,500 90% 10% 0 1,300 1,600 2,900 | 2,610 290
Medium Density 5.0 12.0 2,500 6,000 75% 25% 0 2,050 3,300 5350 | 4,013 1,338
Sub-Total 0 3,900 5,450 9,350 | 7,723 1,628
% of SEDA 0% 70% 62% 65% 88% 29%
% of City of Fresno 0% 32% 57% 43% 43% 42%
Muti-Famiyowe) | 00
Medium High Density 12.0 16.0 TH TH 100% 0% 0 500 600 1,100 1,100 0
Neighborhood Mixed-Use 12.0 Nolimit| TH/MF TH/MF 0% 100% 0 400 750 1,150 0 1,150
Urban Neighborhood Density| 16.0 30.0 TH/MF TH/MF 0% 100% 0 750 1,500 2,250 0 2,250
High Density 30.0 45.0 MF MF 0% 100% 0 0 150 150 0 150
Corridor/Center Mixed-Use 16.0  No limit MF MF 0% 100% 0 0 150 150 0 150
Regional Mixed-Use 30.0  No limit MF MF 0% 100% 0 0 200 200 0 200
Sub-Total 0 1,650 3,350 5,000 1,100 3,900
% of SEDA 0% 30% 38% 35% 12% 71%
% of City of Fresno 0% 20% 44% 26% 52% 29%
Overall SEDA Total 0 5,550 8,800 14,350 | 61% 39%
% of City of Fresno 0% 27% 51% 38% 44% 32%
('30-'49 only, ('30-'49 only)
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SEDA Land Use Mix Share of City of Fresno [

As one of the more remote areaswithin the FresnoSphereof Influence,the first two decadesof developmentin SEDAare
expectedto be weightedmore heavilyto SFChomes(43% marketcapture)than MF (26%). Thehigh SEDAharein the LowDensity
SFDcategoryreflectsthe fact that a large portion of DA4 Eastalreadycontainsa significantamountof rural/low-densityhousing,
particularly under the flight path of the airport, and this areais assumedto continue with similar product in the future. The
introduction of one or more large-scalemasterplannedcommunitiesin SEDAvould be conduciveto the inclusionof MF housing,
includingboth for-saleandfor-rent products

SEDA Capture of City of Fresno Housing Demand - 2030 to 2049 SFD
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SEDA Land Use Mix by Product CLARLY

While we are recommendinga much higher proportion of SFDhousing (65%) in the first 20 years of developmentat SEDA
comparedto MF (35%), Medium Densityrepresentsthe highestproportion of our recommendedSFDproducts (37%). Medium
DensitySFDwill include detachedhomeson lots as smallas 2,500 sf, or possiblyevensmaller,allowingfor higherdensitiesand
helpingto bring the costof housingto more attainablelevelsthan homeson Medium Low or Low Densitysites Onthe MF side,
the Medium HighDensitycategory(8%) is assumedo be all for-saletownhome product, while the other categoriesare rentals
Our projectionsassumesomeMFwill be affordablehousing

Recommended Housing Mix by Product - SEDA - 2030to 2049 SED
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Summary of Key ConclusionBiming

Accordingo our estimatesthetwo 5 ! M alosestproximityto SEDA; DA2 North and DA2 Southg (bluesin the chartbelow)will
have their last new housing developmentscome to market in 2030 and 2034, respectively While the east portions of the
EstablishedNeighborhoodsSouthof Shawwill still haveremainingcapacityat that sametime, we believethat the more built-out
nature of the EstablishedNeighborhoodsSouthof Shawwill resultin a slowingof new home projectopeningsin that areastarting
around 2030 Assuch,to maintaina steadysupplyof new housingin the easternportion of the city, we recommendplanningfor
new housingdevelopmentin SEDAsttartingasearlyas2030 and certainlyno later than 2035

Total Unitsin New Projects Opening Annually by Submarket - City of Fresno
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Summary of Key Conclusionglousing Location

TheSEDAroposed_andUseMap to the right wasprovidedto  ggpa proPoSED LAND USE MaP
Clarity by the FresnoPlanningDepartment for this market
study. Thelanduseson the mapreflectthosein the proposed
SEDASpecifidPlan,whichis not yet adopted

Southeast Development Area

-
-
-
-
Laad
-

Basedon existing infrastructure considerationsthe city has g — — L
determinedthat the mostadvantageousocationto beginnew =8 communiy Town Center Wbl SR
homedevelopmentin SEDAvould be in DA-3 Southeast =Poiipiinat N 1 C S = £ :
- . - Flexible Reseach & Development  SpieLDs | [T =
We would suggest proactively working with the largest R B =k 25 a
landownersin SEDAwith the objective of identifying and Rural Residential Giinion) T D
planningfor possiblelargescalemaster plannedcommunities e al==
(1,500 0r more homes) Largescalecommunitiestypicallyoffer L
a broad array of housing options within one community,
together with desirable community amenities, possibly h= B — B DA-4 Ea
includingschools |ES= _ , | BELvONT |
Basedstrictly on on-the-ground observationsof the planning Twﬂ EI |
areas and a review on Google Earth, potential candidate Nzl NE N ol -
locations for large master plans are highlighted as areas A M = e ‘ -~ KINGS CANYON.
through Eon the mapto the right. o\ o NS » :
; TN == n 0
Although we have not evaluated the market potential for [ =0~ 2 Lilmesood N ]
retail, office or industrialuses,it appearsto usthat there may e e — -
be more land allocated for these uses than demand will |70 s g = o 5 i
support, particularly given the ubiquitousnessof on-line s Eattal IEmE ¢ e
shoppingthat has negativelyimpacted brick-and-more retail, [ |5 3= 3= 5l 2 9 neen
andthe risein work-from-homeimpactingoffice demand not | aAm | 1 TN |
part ] ‘
SEDA H Lg'L% i
| — g _NORTH |
‘ DA-3
Clarity Real Estate Advisors 1




Total Housing Demangd2025 to 2049 SHART

Our projectionsfor housingdemandin SEDAuild off of projectionsfor both the City of Fresnoand FresnoCounty Assumingnew
home developmentbeginsin SEDAn 2030, and escalatedn intensity in ensuingyears,SEDAs expectedto capture an increasing
shareof both the City of Fresnoand FresnoCountyhousingmarketsfrom the 2030s to the 204Gs. In the 20-year period from 2030
through 2049 SEDAS projectedto capture a total of 38% of the demandfor new housingin the City and 24% of county-wide
demand To achievethese capturerates, SEDAwill not only needto offer this amount of housingbut supportingcommercialuses
(retail, office, industrial),schools and parksandrecreationalusesaswell.

TotalNewHome Demand by Decade
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Housing Demand by Tye2025 to 2049

Asother areasin the Citybecomemore built-out, SEDAs projectedto capturean increasingshareof the marketfrom the 2030sto
the 2040s. While there will still be capacityleft in other DevelopmentAreasin the 20405 and beyond,we believethat SEDAasthe
potential to pull demandfrom not only the City of Fresnobut from Clovisaswell. In addition, if SEDAcanincorporateone or more
large-scalemasterplannedcommunities that will only addto the demandfor housingin the area

New Home Demand by Housing Type - SEDA & City of Fresno
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Detailed Housing DemargCity of Fresno

We are projectingtotal demandfor 47,081 new housingunits (buildingpermits)in the Cityof Fresnofrom 2025through 2049 The
mix is estimatedat 59% SFDand 41% MFE Althoughthe majority of SFDhomesare expectedto be for-sale(83%), we expectsome
to be built asrentals (17%). TheSFDrentalsrepresentd 6 dfarNB yhéighborhoodghat are becomingincreasinglypopularwith
both buildersand renters Amongthe MF units, the vastmajority are expectedto be rentals(88%), and the remaining12%will be
for-sale (primarily townhomes) Overall,our projectionsare that the City of Fresnowill capture 61% of countywide permits from
2025through 2049 In comparisorthe city captured55%of countywidepermitsfrom 1980through 2023 Ourdemandprojections
assumethat a portion of the MF unit allocationswill be for designatedaffordable housingunits. The affordable units likely will
require someform of subsidiesand/or tax incentivesfor any substantialnumberof unitsto be built.

CLARITY

Density (du/ac) | Estimated Lot Size (§ % Mix by Tenure Housing Units by Decade # Mix by Tenure
Product & Density Min Max Min Max For Sale For Renf '25-29 2030s  2040s Total | For Sale For Rent
City of Fresno Demand - - - - - - -- - - - - 9,568 20,297 17,216 47,081 | 25,475 21,606

Single Family (SFD)

Low Density 35 b5.0acres 8500 5.0acres| 100% 0% 735 1,218 771 2,724 2,724 0
Medium Low Density 3.5 6.0 5,000 8,500 90% 10% 2,327 4,262 3,085 9,675 | 8,707 967
Medium Density 5.0 12.0 2,500 6,000 75% 25% 3,062 6,698 5785 15,544 | 11,658 3,886
Sub-Total 6,124 12,178 9,641 27,943 | 23,089 4,854
% of City of Fresno Total 64% 60% 56% 59% 83% 17%
% of Fresno County Total 47% 51% 56% 52%

Medium High Density 12.0 16.0 TH TH 100% 0% 276 974 1,136 2,386 | 2,386 0
Neighborhood Mixed-Use 12.0 Nolimit| TH/MF TH/MF 0% 100% 344 974 1,061 2,379 0 2,379
Urban Neighborhood Density| 16.0 30.0 TH/MF TH/MF 0% 100% 1,895 4,303 4,015 10,212 0 10,212
High Density 30.0 45.0 MF MF 0% 100% 586 1,137 758 2,480 0 2,480
Corridor/Center Mixed-Use 16.0  No limit MF MF 0% 100% 172 325 227 724 0 724
Regional Mixed-Use 30.0  No limit MF MF 0% 100% 172 406 379 957 0 957
Sub-Total 3,445 8,119 7,575 19,138 | 2,386 16,752
% of City of Fresno Total 36% 40% 44% 41% 12% 88%
% of Fresno County Total 79% 80% 82% 81%

Overall Total 9,568 20,297 17,216 47,081 | 54% 46%
% of Fresno County Total 55% 60% 65% 61%

Clarity Real Estate Advisors

14



CLARITY

Demand by Tenure City of Fresno

Our projectionsfor the mix of for Projected Tenure by Product Type - City of Fresno - 2025 to 2049 ig: 2‘;‘;
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CLARITY

Derivation of Housing Demand

Our projections for future housing demand in the City of Fresnowere derived from projections of employment growth,
employmentto permit (E/P)ratios,and expectationghat the Cityof Fresnowill captureanincreasingshareof countywidepermits
in the yearsahead(2020s ¢ 55% 2030s ¢ 60% 2040 ¢ 65%). We are projectingthat job growth in the 2020s and 2030s will be
roughly similarto the 2010s but droppingto almost20% slower growth in the 2040s as the economymatures We expectthat
giventhe relatively high price of housing,and with apartmentdevelopersand homebuilderdookingto maximizereturns basedon
changingsupplyand demandconditions,that the E/Pratio will rise over the next 25 yearsfrom 1.42 in the 2020s to 1.55in the
20405, averagingdl.46. Thisratio isinline with mostmarketsthroughoutthe state of CA

Fresno County - Jobs, Building Permits & E/P Ratio
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CLARITY

Potential Influences on Housing Demand

Our projectionsfor housingdemandin SEDAand the City of Fresnoassumed Yy 2 NXMarketconditionsregardingeconomicand
householdgrowth and the ability of homebuildersand apartment developersto bring new housingto market There are a
multitude of factorsthat are unpredictable and can,and do, impactthe demandfor housing,includingd 6 f & @l]e@éntssuchas
the emergenceof COVIBLI starting in March 2020 The list below highlightsfactors which might impact either supply and/or
demandconditionsfor housingin the city of Fresncand FresnoCounty

A Policiesthat limit growth suchas SOARnitiatives¢ SaveOur AgriculturalResourcesg, that have negativelyimpactedthe ability
of citiesin VenturaCountyto expandand grow.

A Theavailability and cost of constructionand homeownerinsurancec suchaswrap policiesfor condominiumconstructionthat
couldlimit what homebuildersbuild, andfire policiesfor homeownerghat couldlimit where peoplecanlive.

A Immigration policiesc shifting attitudes towardsimmigrationcouldincreaseor limit future housingdemand

A Statepolitical and budgetpriorities ¢ programsthat aid or inhibit the supplyand demandfor housingare both possible

A Air quality ¢ air pollution couldimpactthe demandfor housingby limiting where peoplecanor wantto live.

A Water availability ¢ Fresnohasa limited water supplyand further population growth requiresadditional investmentin water
supplydevelopmentandinfrastructure,aswell aswater conservation

A Conversionof farmland ¢ The CaliforniaEnvironmentalQuality Act (CEQA)equires mitigation for the lossof agriculturalland
within portionsof the city of FresnaSphereof Influence

A Economicgrowth ¢ Accordingto the SEDASpecificPlan Draft (April 2024 ¢ Most new jobs (in the region) are not in the
innovativesectorsthat hold the greatestpotential for economicstimulation

A Trafficlevels¢ SenateBill 743 requiresthe Fresnaregionto establisha 13%reductionin VehicleMiles Traveled VMT)to address
congestionair quality, climateconcernsand healthoutcomes Thiscouldinhibit housingconstruction

A Climate changec concernsregardingthe impact of climate changecould leadto policiesdiscouraginghousingdevelopmentor
emphasizingpne housingproducttype overanother

A HousingAffordability ¢ In recentyears,inflation hasled to big increasesn the cost of rent, food, energy,gasolineand water
prices,and higherinterest rateshaveincreasednortgagecosts Many householdsare financiallytappedout.

While we have made a good-aith effort to provide accurateand actionablehousingdemandprojectionsfor SEDAand the City of
Fresno,it is likely that demandin any given year or decadewill vary from our projections ¢ either higher or lower ¢ likely

influencedby the factorslisted above

Clarity Real Estate Advisors 7



Sources of Land to Accommodate Housing Dema

Landto accommodatduture newhomeconstructionin SEDANd Fresnas expectedto comefrom 4 primarysources 1) Farmland,
2) AdaptiveReuseof ExistingProperties,3) Densificatiornof sites,and4) Ag-OrientedCommunities

Farmland Historically mostnew home developmentin the Fresncareahascomeon farmlandon the outer perimeters
of town. Tohelp accountfor the lossof farmlandto housingor commercialdevelopment mitigation measureshavebeen
implemented Themitigation measuresmay becomemore stringentin the future; however,there is the needto balance
the costof mitigationagainsthow muchthat increaseshe costof housing

reconstruction

Adaptive Reuse Neighborhood®ften changeand evolveover time. Recentupheavalsn
retail (online shopping,sameday delivery) and office (work-from-home) have created more
opportunitiesthan in the pastto reimaginepropertiesfrom lessintensivesingleuses(suchasa
strip shoppingcenter)to more intenseuses(suchasapartments)or mixeduseddevelopments

The Arthur at The Tower District and the Blackstonecorridor are good examplesof where this is already
Blackstone, happeningin Fresno Thistrend canunlockd Of 2 §kebthat alreadyhaveinfrastructureand
Fresno maybe more costeffectiveto developthand F | Nidesiébthat needinfrastructure

Densification Asareasbecomemore developedand land pricesrise,
the natural evolutionin most market areasis towards more densehousing
development Increasingthe density of any particular site resultsin more
housingunits per acre Densificationcanincludethe useof smallerlot sizes
for single family detached homes (say under 4K sf) and more vertical
construction for multi-family homes (podium, wrap, elevators) The
Monarch,a recently built affordable housingproject in Fresno,achieveda
densityof about85 units/acre :

AgOriented Communities Arisingawarenessegardingthe source quality, sustainabilityand environmental
impactof the food we eat hascreatedincreasednterestin new home neighborhoodshat preserveor incorporate
farminginto the designand fabric of a community. An excellentexampleis SanLuisRanchin SanLuisObispo,CA The
communitytotals 131 acresandincludesan operatingfarm (+/-50 acres) Jocatservingretail, communitygardensand
577 housingunits rangingfrom rental apartmentsto attachedfor-salehomesand smaltllot SFDhomes Thishasthe
impactof lesseninghe amountof farmlandconvertedto other uses SEDAouldbe idealfor this concept

i ;“ .'\\ - .
;-%\ﬁ San Luis Ra% i
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City of Fresno & Central Valley Overview

AThe City of Fresnois located in Fresno County, in o
[ It AT @eNtalvall€y d he city is about 160 miles Rorte Siskiyou i) . "
southeastof downtown SanFrancisco,L00 miles north
of Bakersfieldand 205 milesnorth of LosAngeles S

Awith a 2023 household population of about 543K, / Ty [

Humboldt

Fresnois the largestcity in the CentralValley Thenext e S
largestcity is Bakersfieldwith 412K The state capital, s N
Sacramento, has a population of about 520K Mendocno | Gienn [ ure " S
(Sacramentois in the Central Valley, although some ey = a3l
. . . . Lake KColusa\ ,“’"’ / Placer wa UL SINLAND) Y
considerit to be its own region) Householdoopulation - A% /» LS [G8 AGELES [ SEMPIRE SN
excludespeople living in group quarters such as the . Napa\*ff: - mem oo {4"&::::
military or prisons \Ma\ - IK \ipeniac
AThe Central Valley is one of the most diverse and — l?f??qgm" ANy, More
productiveagriculturalregionsin the US,accountingfor
25%of the y | (i AfrRitg, Quis and other food products
on less than 1% of US farmland Fresno County is =
rankedasthe #1 county in the USfor agriculturalsales
(2022USDACensu®f Agriculture) ‘\._\
AAlthough agriculture is important in Fresno County, .\ —LI
employmentin the county has diversified significantly Gepo \,  Qfem
over the last +/-25 years,with Farmingdropping from | Bakersfeld e
1% of all jobs in 1990 to 10% as of 2023 and
Healthcareand SocialServicesising from 9% to 18% _ e
overthe sametime period. St f
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City of Fresno CLARITY

The City of Fresno(543K people)accountsfor about 54% of the householdpopulation of FresnoCounty(1.016M). FresnoCounty
totals 426.9K jobs, with an estimated 384.9K in the City of Fresnoitself (90%); makingthe city the economicpowerhouseof the
region With lower home pricesthan expensivecoastalcounties,and a diversifyingeconomy,Fresnodraws new residentsfrom all
over the state of California Fresnois describedon visitcaliforniacomasa & & 2 LIK A &itif &f gbkgéoSsiardensand parks,with a
vibrant creativecommunityé The Tower Districtis a shopping,dining,andd y A 3 K & {i & Wi & & O dzf scelztdFrésnoState
Universitycounts23.8K students,1.56K facultyand 1.01K full and part-time administrationand staff.

Food Scene. i - '
Clarity Real Estate Advisors —= -



Fresnog Development & Housing Stock

The City of Fresnowas incorporatedin 1885 and now
coverssome+/-116 squaremiles Developmentactivity
has spread outward from the downtown area, with
most new housingdevelopmentactivity over the past
two decadestaking placeon the northwest, north and
southeastperimeters of the city. (Seethe following 2
pagesfor additionaldepictionsof growth.)

Accordingto the U.S CensusAmerican Community
Survey(20162020, only about 35% of housingin the
city had been built prior to 1970 (58.7K units). Housing
built in the 1970s representsthe highestproportion of
the existinghousingstockof any decade,accountingfor
18% of all homes(31.0K) Housingbuilt in the 20 years
from 2000 through 2019 representsjust under 18% of
all existing homes (30.1K) ¢ half the pace of
constructionof the 197Cs.

Basedon the availability of land, what homebuilders
prefer to build, and the types of homes households
prefer to live in, the vast majority of development
activity overthe next 25 yearsis expectedto continuein
the West, Southwest,and North areas Developmentin
the Southeast(SEDA)s also possibleif that area is
opened up to developmentwith the introduction of
infrastructureto supportgrowth. We are projectingthat
the needfor new homesin SEDAwiIll beginasearly as
2030 andcertainlyby 2035

Clarity Real Estate Advisors
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Figure IM-2:
Sequencing of Development
Growth Areas*

Inside Gity Limits

[[] Growth Area 1
[ Growth Area 2

.........

County Islands

i
| S -

----- Planning Area
s Sphere of Influence
e City Limits
*County Islands are considered to be

inside City Limits in reference to
sequencing of development.

.....

Southeast
Development
Area (SEDA)

Source: City of Fresno, 2014,
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Fresnoc Geographic Progression of Developmel§

Themap to the right highlightsthe outward spreadof
development growth in the City of Fresnofrom its
founding in the late 1800s in and around the current
downtown area and pushingout further and further
into the suburbsthrough 2011 Growth since2011 has
mostly occurredon the outer fringes Other than some
rural/large-lot housingin the portion of SEDAnorth of
SR180 and south of E McKinley Ave, SEDAhas
remainedlargelyagricultural

Clarity Real Estate Advisors
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Figure I-1:
Historic Growth Patterns

Historic Growth Patterns

[ 1895-1945
[ 1946201

_____ Planning Area Boundary
Sphere of Influence
.......... City Limits

[:] Fresno County

Source: City of Fresno Development and
Resource Management Department, 2010.
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Fresnog Progression of DevelopmeqtAerial

Theaerialsbelow highlightthe geographigorogressiorof developmentin the City of Fresnoover the 34-year period from the end
of 1989throughthe end of 2023 Most of the developmenthasoccurredin the northwest, north and southeastparts of town.
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Residential Development Capacitguildout

The table to the right is from the City of C NS & 3024Géneral
Planand providesinformation on remainingBuildout capacity At
that time (which is the most recent data available),additional
residential capacity was estimated at 145374 units within the
GeneralPlanBuildout (whichwe haveroundedto 145000 for our
analysis) Thisnumberrepresentcapacitynot projecteddemand

The 145K units were not dividedinto MF vs SFDForthis analysis,
we haveassumedhat the distribution of units through Buildoutis

the sameasthe Horizoncapacityon the following page(55%MF ¢

79,800, 45% SFD¢ 65,200. We have estimated the remaining
Buildout capacityas of 2024 at about 128400 units (seebelow).

Basedon the studythat Claritypreviouslypreparedfor the City of

Fresno,we have estimated that over 30,000 units of capacity
remain within the current city limits and the remainder is in

Growth Areas RequiringAnnexation Theseare rough estimates
only.

From 2013 through 2023 a total of 16,607 residential building
permits were issuedin the City of Fresno,including12,612 SFD
permits and 3,995 MF permits. Assumingno changesto total

potential capacitysince2012 subtractingthe permitsissuedfrom

the figures quoted in the 2014 General Plan Buildout implies
remaining capacityfor about 52,600 SFDhomesand 75,800 MF

units, totaling 128400 units as of today (figures rounded to

nearesthundred) Seethe following pagefor Horizoncapacity

Clarity Real Estate Advisors
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Area’ Number of Dwelling Number of Total
Units on Sites in | Dwelling Units in
Current City Limits Growth Areas
Requiring
Annexation
Downtown Planning Area 10,000 0 10,000
BRT Corridors 10,471 0 10471
Established Neighborhoods 8,925 2227 11,152
South of Shaw
Established Neighborhoods 9.017 486 9,503
North of Shaw
South Industrial 7 0 7
DA-1: North 7.072 18,723 25,795
DA-1: South 9.085 11,564 20,649
“DA-2: North 52 2996 | 3,048
DA-2: South 206 | 2,238 2,444
DA-3: Southeast 0| 9,092 9,092
DA-4: East 0 35,008 35,008
DA-4: West 775 7.430 8,205
Total Dwelling Units under 55,610 89,764 145374
Buildout
1. Calculations are based on August 9, 2012 Land Use Diagram Dralt Figure 2 of the Initiation Draft.
2. DA s Development Area. See Figure |-3: Residential Capacity Allocation
Souwrce. City of Fresno
25
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Residential Development Capacityorizon

Thetablesto the right are from the Cityof C NB &202 Qeéneral
Planand provide information on residentialdwelling unit counts

Residential Dwelling Units

General Plan Horizon

General Plan Buildout

Existing” 191,000 191,000
Additional Capacity 76,000 145,000
267,000 335,000

as Of 2012 and remalnlngcapaCIty At that tlme (WhICh IS the mOSt To:.i:ci:l:?oan:t?e based on August 9, 2012 Land Use Diagram Draft Figure 2 of the Inttiaton Draft.

recent data available), additional residential capacity was * DD e o kit 1 s e Gt of e o o] i phc Gl o e B
estimated at 76,000 units in the Horizon period (through 2035 L i e e e e AT
and 145,000 units in the General Plan Buildout This number =

representcapacity,not projecteddemand Seethe following page

for DevelopmentAreadesignations

Area® Type of Dwelling Unit Location of Dwelling Unit Total
Muiti-family Single- | Developmenton | Development
and family | Sites in Current on Sites in
Townhouse City Limits | Growth Areas
Requiring
Annexation
Downtown Planning Area 7,800 1,200 9,000 0 9,000
BRT Corridors 6,000 0 6,000 0 6.000
Established Neighborhoods 4,700 3.000 5,700 2,000 7.700
South of Shaw
Established Neighborhoods 4,000 2,400 6,200 200 6.400
North of Shaw
South Industrial 0 0 0 0 0
DA-1: North 6,500 10,500 2,600 14,400 17,000
DA-1: South 4,000 6.500 2,500 8,000 10,500
DA-2: North 500 2.000 0 2,500 2,500
DA-2: South 500 1.500 0 2,000 2.000
DA-3: Southeast 2,500 3.500 0 6.000 6.000
DA-4: East 5,100 3.800 0 8.900 8.900
DA-4: West 0 0 0 0 0
Sub Totals 41,600 34,400 32,000 44,000 76,000
Total Dwelling Units under 76,000 76,000
General Plan Horizon

1 Calculations are based on August 9, 2012 Land Use Diagram Draf Figure 2 of $e Initiation Draft

2 The term “capacity” is nlended to mean a Develcpment Area’s abiity to accommodate a spectied number of units and &s not ntended 1o
ndicate the number of actual units buk.

3 DA is Development Area. See Figure |.3: Residential Capacity Allccation.
Source: Gity of Fresno and Dyett & Bhata 2014
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Fresnog Residential Capacity Allocation

The map to the right showsthe designatedEstablished\eighborhoodsand
DevelopmentAreas(DA)in the Cityof Fresnocorrespondingo the residential
unit allocationsspecifiedon the prior page Although downtown has seen
more new residentialdevelopmentover the past decadecomparedto prior
decadesand more demandlikely will occurwhen High SpeedRailis active,
most developmentover the next 25 yearswill be concentratedin DA-1 North =
and DA1 South,and the far northern portions of EstablishedNeighborhoods Y | /...
North of Shaw DA4 West (no current unit allocation) and SEDAare also s
potential areasfor expansionf infrastructureis madeavailable

The 2014 General Plan Horizon allocated a combined 29K units in the
Downtown PlanningArea,BRTCorridorsOutsideDowntown,and Established
NeighborhoodsNorth and South of Shaw Theseareasare expectedto see
lessdevelopmentactivity than the perimetersof the city limits and Sphereof
Influence Greenfield sites typically provide home and apartment builders
greatereconomiesof scale(largerpropertiesto spreadcostsover)and newer
suburbs with newer shopping centers and schools are where a high
proportion of peopleprefer to live. Infill sitesin Downtownand BRTCorridors
likely are much smallerin sizethan siteson the perimeter, which typicallywill
result in lower unit counts (albeit dependingon density), are by definition
often on busyroads,and might have undesirableadjacentland uses,making
them lessdesirableto both potential buildersandresidents

CLARITY

Figure |-3:

Residential Capacity
Allocation

Established Neighborhoods

Downtown Planning Area

BRT Corridors Outside
= Downtown Planning Area

Established Neighborhoods
South of Shaw

Established Neighborhoods
North of Shaw

South Industrial Area

Development Areas
DA-1 North

DA-1 South
DA-2 North

DA-2 South

O DA-3 Southeast

DA-4 East

Developmentat densitiesover 30 du/ac typically requireswrap or podium

product, which is much more expensiveto build ($300 to $350'sf or more)

than conventional housing ($80 to $150'sf). Wrap or podium therefore L‘I - ~==- Planning Avea Boundary
requiresmuch higherrents (typically$3.00/sf or more comparedto C NBS & LT o i..... 2 z":jm'“
current median rent of $1.55/sf) making them financially unfeasible for Railroad lines
buildersin Fresndfor the foreseeableuture. + K Airporss

While the City has initiatives to encouragenew housingin downtown, the
reality is that most marketrate for-sale and rental developmentat densities
over 30du/acis not financiallyviabletoday, and likely will not be over at least
a 20+ year timeframe unlesshome pricesand/or rents relative to costsrise
substantiallyand/or the Cityoffers subsidies

Clarity Real Estate Advisors
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Source: City of Fresno

Note: The Corridor along Shaw
Avenue Is to be supported by
enhanced bus service.

27



CLARITY

Fresnog Existing Land Use Map

H H H "'! & g { ni?s"‘lr.:: and Use
Aswould be expectedof a city locatedin an agricultural / BRI

Rural Residential

county, the land surrounding Fresno is currently FE sng e
designatedprimarily as open space/agricultureor rural \; ......... S ceiione

residential This is particularly true in the SEDA To 8 T
accommodateresidentialcapacityestimatesand future

iy - o
I Fi W Bl B Parks

. . . . & \\:: P U o el . Golf Course
population growth, these areas will require rezoning o (B / \f/_ e St if! PE—

Vacant

from open space/agricultureo residential,and/or rural L E\jw i a4 _;;_":'
residentialto higherdensityresidentialuses G L T i i
\ 0 '_,_" . ‘4{:: ! .‘ 1 ‘ Sphere of Influence
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Source: City of Fresno, DARM Dept., 2010; Primary Land Use, Fresno County,
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Citywide Density Standards

Thetable to the right providesinformation on residentialdesignationsand
correspondingdensity intensity in the City of Fresno Our projectionsfor
future residential demand are correlated with the designations,with
further delineationsestimatedregardingthe amount of for-saleversusfor-
rent demandwithin severalof the categories

For the purpose of projecting future housingdemand, we have assumed
that all homesin the Low Density categorywill be for-sale and that all
homes in the categoriesincluding Urban Neighborhood Density, High
Density, Neighborhood Mixed-Use, Corridor/Center Mixed-Use and
RegionalMixed Usewill be for-rent. The remainingcategoriesof Medium
Low Densityand Medium Densityare assumedo be a mix of for-saleand
for-rent homes ResidentiaDevelopmentCodeZoningDistrictsinclude

General Plan Land Use Designation Development Code Zoning District

Buffer a Buffer
Residential
Low Density RE Residential Estate
RS1 Residential Single Family, Extremely
Low Density
RS-2 "Residential Single Family, Very Low
Density
AS-3 "Residential Single Family, Low Dersity
Mediurn Low Density RS-4 "Residential Single Family, Medium
Low Density
Medium Density RS-S Residential Single Family, Medium
Density
Medium High Density RM-NMH Mobile Home Park
RM-1 Residential Multi-Family, Medium
High Density
Urban Neighborhood RM-2 Residential Multi-Family, Urban
Neghborhood
High Density AM-3 Residential Multi-Family, Migh Density
Mixed-Use
Neighborhood NMX Neighbarhood Mixed Use
Corridor /Center MX Corridor/Center Mixed Use
Regional RMX Regional Mixed Use

Clarity Real Estate Advisors
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Minimum to Maximum Residential
Density

Maximum Floor

Land Use (du/net acre)**? Area Ratio
Buffer Max = 0.05 (1 unit per 20 net acres)
Residential
Low Density Min = 1 unit per 5 acres
Max = 3.5 units per acre
Medium Low Density Min = 3.5 units per acre
Max = 6 units per acre
Medium Density Min = 5 units per acre
Max = 12 units per acre
Medium High Density Min = 12 units per acre
Max = 16 units per acre
Urban Neighborhood Min = 16 units per acre
Density Max = 30 units per acre
High Density Min = 30 units per acre
Max = 45 units per acre
Commercial
Main Street 1.0
Community 1.0
Recreation 0.5
General 20
Highway & Auto 0.75
Regional 1.0
Mixed-Use
Neighborhood Mixed-Use Min = 12 units per acre 15
Max = No Limit
Corridor/Center Mixed-Use Min = 16 units per acre 15
Max = No Limit
Regional Mixed-Use Min = 30 units per acre 20
Max = No Limit
Downtown
Downtown Neighborhood Min = No limit No limit
Max = No limit
Downtown General Min = No limit No limit
Max = No limit
Downtown Core Min = No limit No limit
Max = No limit
Employment
Office 2.0
Business Park 1.0
Regional Business Park 1.0
Light Industrial 15
Heavy Industrial 1.5

1. Based on Net Acreage.

2. Residential density refers to the ratio of residential dwelling units per acre (43,560 square feet) of land which is
calculated by dividing the number of existing or proposed residential dwelling units by the land area of the property
designated for, or proposed for development with, a residential use. The residential land area includes property
upon which the residential and ancillary structures are located, together with yards and other private or common
open spaces, and includes vehicle access drives and parking areas together with public and private roadways. The
residential land area does not include major streets or State Routes designated by Figure MT-1: General Plan
Circulation Diagram, and does not include schools or regional trails.

w

Government Code Sections 65915 - 65918, as may be amended).

. Additional density may be allowed for affordable housing or provision of community benefits (pursuant to California
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Future Pipeling City of Fresno

In the City of Fresno,mapshave been submitted for 87 subdivisiongotaling 8,588 units in the period from 2020 through July of
2024 24 of the 27 RecordedFinal Maps (2,342 homes)occurredfrom 2020 through 2022 and these neighborhoodslikely have
alreadyopenedfor saleor rent, and many likely are alreadysold-out or leasedup. Excludinghe FinalMaps Recordedfrom 2020
through 2022 that leaves63 mapstotaling 6,246 homesfor future development In the five yearsfrom 2019through 2023 9,262
buildingpermitswereissuedin the City(1,852/year). Assuch,a pipelineof 6,246 homesrepresentsonly abouta 3.4-yearsupply

Residential Pipeline - City of Fresno - 2020 to July 2024*

30 3,000
25 2,500
2,266
20 19 2,000
2 2
R g
v 15 1,500 -
= “—
e o]
§ 1,237 e
G 10 1,008 1,000
5 g :
5 527 500
0 0
Final Map Recorded Final Map Approved Final Map in Process Tentative Map Tentative Map in Tentative Map
Approved Process Submitted
*Status as of July 2024. Final Maps recorded from
2020through 2022 likely have already opened for sale L .
or lease and may already be sold out or leased up.  Subdivisions (left scale) M # of Homes (right scale)
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City of Fresno & Sphere of Influence Submarkejl§

In order to help determine the market potential and demand
for homesin SEDAwe evaluatedSFDhew homemarkettrends
in eachof the varioussubmarketsn the Fresnocity limits and
Sphereof Influence based on the City of FresnoPlanning
DepartmentdesignatedDevelopmentAreas(DAs) We refer to

these areasas submarkets The map to the right showsthe

official DAboundaries

Since2012 new construction SFDsubdivisionsopening for

salehavebeenmostlyin the EstablishedNeighborhoodsSouth
of Shaw ¢ primarily on the east side of the submarket ¢

accounting for 31% of all new projects, Established
NeighborhoodsNorth of Shaw(28%), DAL North (24% and

DA2 North (14%).

Over the same time, new multi-family rental communities
openingwere mostly in the EstablishedNeighborhoodsNorth
of Shaw (45%), Downtown (29% and Established
NeighborhoodsSouthof Shaw(22%). ProjectsNorth of Shaw
tend to have higher unit countsthan projectsin other areas,
particularly Downtown ProjectsNorth of Shawaccountedfor
66% of all new MF units comingto market comparedto just
14%in Downtown

Seethe following pagesfor more information.
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Figure |-3:
7 Residential Capacity
% ! Allocation

/
P iad \ Established Neighborhoods
|

Downtown Planning Area

BRT Corridors Outside
] Downtown Planning Area

Established Neighborhoods
South of Shaw

Established Neighborhoods
North of Shaw

South Industrial Area

Development Areas
DA-1 North

DA-1 South

DA-2 North

DA-2 South
DA-3 Southeast

DA-4 East

~-=== Planning Area Boundary
e Sphere of Influence

e City Limits

Railroad lines

<+ Airports

@ )

Source: City of Fresno

Note: The Corridor along Shaw
Avenue Is to be supported by
enhanced bus service.
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New Home Subdivisions by Submarket

Themapbelow showsall the new for-salehome subdivisionghat openedwithin the Cityof Fresnoand Sphereof Influencefrom 2012through
mid-year 2024 Atotal of 117 new home communities (115 SFD}otaling 11,747 units openedfor saleduring that time. Developmentactivity
hasbeen concentratedin the outer suburbswhere there is an abundanceof greenfieldland, where homebuildersenjoy economiesof scale

buildinghigh unit count subdivisionsandwhere a high proportion of peoplewant to live.
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City of Fresno New Home Openings vs County

From2012through mid-2024, 117 for-salesubdivisionsopenedfor salein the City of Fresnoand Sphereof Influencecomparedto
260in FresnoCountyas a whole, resultingin a 45% capture rate for the city. The/ A (caépfueerate hasincreasedio 50% since
2020

New For-Sale Home Subdivision Openings - City & County of Fresno
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Fresno County New F&ale Projects by Area

Closebehindthe City of Fresno(45%) in new project openingssince2012is the City of Clovis(39%). No other areaaccountedfor
more than 3% Overthe pastfive years,C NB acgpiut@Basincreasedo 50%while Clovishasdeclinedto 36%

Proportion of New Home Subdivisions by Jurisdiction

B Clovis 39% ® Fowler 2% ™ Fresno 45% M Friant 3% M Kerman 3% & Kingsburg 2% Reedley 1% M Riverdale 0% Sanger 3% M Selma 2%

Friant 3%

Fowler
Kerman 3%

Fresno 45% Clovis 39%
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Fresno County New R&ale Units by Area

The City of Fresnohas accountedfor 49% of new SFDunits brought to market since 2012 (with 45% of the new subdivision
openings) TheCity of Clovishasaccountedfor 36% of SFDunits with 39% of subdivisionsNo other areaaccountedfor more than
4%of SFOhomes

Proportion of New Homes by Jurisdiction

B Clovis 36% ™ Fowler 3% ™ Fresno 49% M Friant 4% ™ Kerman 1% Kingsburg 1% Reedley 2% M Riverdale 0% Sanger 3% M Selma 1%

Friant 4%

Fowler 3%

Fresno 49% Clovis 36%
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City of Fresno vs Clovis Annual New Openings

Althoughthe paceof new project openingsin the City of Fresnohasbeen down slightly over the pastfive yearscomparedto 10
yearsago, Fresnohashad the sameor more new project openingsas Clovisfor the last sevenstraightyears,and 11 of the last 13
years Asthe economicepicenterof FresnoCounty,the City of Fresnolikely will remainthe predominantnew home marketin the
Countyfor the foreseeabldguture solongashomebuildershaveaccesso landto build new subdivisions

New Home Project Openings by Year

T O = S Y
O L, N W b

o B, N W O~ 00 O NN 0o O

2012 2013 2014 2015 2016 2017 2018 2019 2020 2021 2022 2023 2024
(6 months)

==(City of Fresno City of Clovis
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Fresno County vs Madera County New Opening

FresnoCountyhashad more new home project openingsthan adjacentMaderaCountyeveryyearfor the last 13 years However,
developmentactivity in Madera Countyhas generallybeenrising, while FresnoCountypeakedfrom 2013 through 2015and has
experiencedrariablelevelsof new homeopeningsoverthe lastfive years Thevastmajority of new projectsin MaderaCountyhave
beenin the Riverstoneand TesoroViejomasterplans,whichare within a few milesof the northeasternboundaryof Fresno

New Home Project Openings by Year
30
28
26
24
22
20
18
16
14
12
10

1
0 0 0

2012 2013 2014 2015 2016 2017 2018 2019 2020 2021 2022 2023 2024
(6 months)

o N B OO

=Fresno County Madera County
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New Project Openings & UnkCity of Fresno

From 2012 through mid-2024, 117 for-sale subdivisionsopenedfor salein the City of Fresnoand FresnoSphereof Influence
representingatotal of 11,747 new homes Tobetter understandwhere developmentactivity is taking place,we dividedtwo of the
largestDevelopmentAreascg EstablishedNeighborhooddNorth and Southof Shawc into three distinct areas Althoughthe largest
single area shown in the table below is DA1 North, the fact is that when the different neighborhoodsin the Established
Neighborhood$oth North and Southof Shaware combined thoseareashadthe highestnumberof new projectopenings Seethe
following pagesfor more details

Submarket / New Subdivisions New Units
Development Area # % # %
DA-1 North 28 24% 2,596 22%
DA-4 West 1 1% 192 2%
DA-1 South 0 0% 0 0%
Downtown 0 0% 0) 0%
Established - North of Shaw - SW 13 11% 913 8%
Established - North of Shaw - SE 1 1% 100 1%
Established - North of Shaw - North 19 16% 1,181 10%
Established - South of Shaw - NE 17 15% 2,442 21%
Established - South of Shaw - NW 0 0% 0 0%
Established - South of Shaw - SE 19 16% 1,650 14%
DA-2 North 16 14% 2,096 18%
DA-2 South 3 3% 577 5%
DA-3 Southeast 0 0% 0 0%
DA-4 East 0 0% 0 0%
Total 117 100% 11,747 100%
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New Subdivision Opening<ity of Fresno

From2012throughmid-2024 117 for-salesubdivision®penedfor salein the City of Fresnoand FresnoSphereof Influence Three
submarketsdominate Established\NeighborhoodsSouthof Shawwith 31% EstablishedNeighborhoodsNorth of Shawwith 28%,
and DA-1 North with 24% Thenew project openingswere predominatelyon the outer perimeter of the City,where homebuilders
can build on large greenfieldsites (mostly former agland). In the Established\NeighborhoodsSouth of Shaw,most activity took
placeon the far eastside of the submarketwhile in the EstablishedNeighborhooddNorth of Shaw,most activity took placein the

far north andfar westsidesof the submarket

Proportion of New Home Subdivisions Opened 2012 to 2024 - City of Fresno

DA-1 North

DA-4 West

DA-1 South

Downtown

Established - North of Shaw - SW

24%

B 1%
0%
0%

11%

Established - North of Shaw - SE 1% North of Shaw 28%
Established - North of Shaw - North 16%
Established - South of Shaw - NE 15%
Established - South of Shaw -NW 0% South of Shaw 31%

Established - South of Shaw - SE
DA-2 North

DA-2 South

DA-3 Southeast

DA-4 East
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New SFD Units City of Fresno

From2012through mid-2024, homebuildersbrought projectsto marketwith 11,747 units (most, but not all, have beenbuilt and
soldalready),an averageof 93%year (assumingan annualizechumberfor 2024). Onceagain,the EstablishedNeighborhoodsSouth
of Shawled the pack,representing35%of the market (4,092 homes) followed by DA1 North at 22% of all units (2,596 homes)and
the EstablishedNeighborhooddNorth of Shawat 19% (2,194 homes)

Proportion of New Home Units in Projects Opened 2012 to 2024 - City of Fresno
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SFD Capacity Remainig&uildout

Thetable below showsthe estimatedremainingSFDcapacity(2012) reflectedin the 2014 City of FresnoGeneralPlanthroughthe

Buildout as well as Clarity estimates of the remaining capacity based on the number of new homes brought to market by

homebuildersin projectsthat openedfrom 2013 through 2024 Accordingto our estimates,there are about 56.9K units of SFD
capacityremainingin the Buildout period. The Buildout capacityestimatesin the 2014 GeneralPlandid not break out separate
numbersfor SFDvs ME TheHorizonestimatesdid delineate SFDvs MFE Assuch,we appliedthe HorizonSFDvs MF proportionsto

the Build-Out totals to determine SFDand MF Build-Out estimates BRTCorridorallocationswere assumedo be 50/50 between
EstablishedNeighborhoods$North and Southof Shaw Seethe following pagefor more information.

SFD/For-Sale Units

Submarket / Capacity Opened Remaining
Development Area (2012) 2013-2024 2025+
DA-1 North 15,900 2,421 13,479
DA-4 West 4,900 192 4,708
DA-1 South 12,800 0 12,800
Downtown 1,300 0 1,300
Established - North of Shaw & BRI 3,800 2,011 1,789
Established - South of Shaw & BRT 4,600 3,538 1,062
DA-2 North 2,400 2,096 304
DA-2 South 1,800 577 1,223
DA-3 Southeast 5,300 0) 5,300
DA-4 East 14,900 0 14,900
Total 67,700 10,835 56,865

2012 Capacity numbers are rounded to the nearest hundred.
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CLARITY

SFD Capacity Remainig&uildout

The2014Cityof FresnoGeneralPlanlisted the estimatedremainingSFDresidentialcapacityasof the end of 2012 Thechartbelow
comparesthe estimatedremainingSFDcapacityat that time by DevelopmentArea (blue) and Clarity estimatesof the remaining
SFDcapacityas of the end of 2024 (orange) We determinedthe remainingcapacityby subtractingthe number of new homes
broughtto marketin subdivisiondrom 2013through annualizedestimatesfor 2024 (basedon activity through the first sixmonths
of the year) Theremayhavebeenscatteredone-off homesbuilt that are not accountedfor. MF capacityis coveredin the following
section DA2 North andthe EstablishedNeighborhooddNorth and Southof Shawhavethe lowestpercentof remainingcapacities

SFD Residential Capacity by Submarket
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SFDx; Projected Annual New Homes

Thechart below showsour projectedannualnumberof new SFChomesthat will be broughtto marketin in the Cityof Fresnocand Sphereof
Influencefrom 2025through 2049 (the next 25 years) Accordingto our estimates,27.9K SFDunits will be broughtto market, an averageof
1,118year. In comparison,an averageof 93%year were brought to market in the same geographicarea from 2012 through annualized
estimatesfor 2024 It is not unreasonabldo assumethat asthe populationof Fresnoincreasesn sizethat homebuilderswill bring more SFD
homesto market Theseprojectionsassumea continuoussupplyof landis availablefor developmentalongwith the infrastructurenecessary
to supportgrowth, includinga sufficientsupplyof water. Seethe following pagefor detailsby submarket

Annual New SFD Homes Brought to Market - City of Fresno
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SFD¢ Projected Annual New Homes by Subma

The table below presentsour projectionsfor the annual number of new SFDhomes that will be brought to market in each
submarketin the Cityof Fresnoand Sphereof Influencefrom 2025through2049(the next 25 years) Theprojectionsare basedon a
combination of factors, primarily actual historical new project openingsby submarketfrom 2013 through 2024 but also the
availabilityof infrastructureto supportgrowth. Accordingto our estimates,four submarketswill run out of SFDcapacitywithin the
next ten yearsincluding DA2 North (2026), Established\eighborhoodsSouth of Shaw& BRT(2030, DA2 South (2033 and
EstablishedNeighborhooddNorth of Shaw& BRT(2034). Accordingto conversationswvith planningdepartmentofficials,there are
at leastfour subdivisiongotaling +/-600 homes currently being processedby the city in DA1 Souththat could start comingto
marketin the nexttwo years To supporta continuoussupplyof new SFDhomescomingto market, we are estimatingthat homes
shouldstart comingto marketin DA3 Southeasin 2030and DA4 Eastin 2035 Seethe following pagefor more information.

Submarket / Remaining'12-'24 Annug Annual New SFD Homes Brought to Market in New Project Openings Total to|Remaining
Development Area Capacity Absorption | 2025 2026 2027 2028 2029 2030 2031 2032 2033 2034 2035 2036 2037 2038 2039 2040 2041 2042 2043 2044 2045 2046 2047 2048 2049| Market| Capacity
DA-1 North 13,479 213 213 250 300 350 350 350 350 350 350 350 350 350 350 350 350 350 350 350 350 350 300 250 250 250 200 | 7,963 | 5,516
DA-4 West 4,708 15 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 4,708
DA-1 South 12,800 0 0 200 200 200 200 200 200 200 200 200 200 200 200 200 250 250 250 250 250 250 250 250 200 150 150 | 5,100 | 7,700
Downtown 1,300 0 0 0 50 50 50 50 50 50 50 50 50 50 50 50 50 50 50 50 50 50 50 50 50 50 50 | 1,150 150
Established - North of Shaw & BRT 1,789 178 178 178 178 200 200 200 150 150 150 205 O 0 0 0 0 0 0 0 0 0 0 0 0 0 0 1,789 0
Established - South of Shaw & BRT 1,062 324 300 200 200 150 150 62 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 1,062 0
DA-2 North 304 161 161 143 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 304 0
DA-2 South 1,223 44 44 50 100 150 150 200 200 200 129 O 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 1,223 0
DA-3 Southeast 5,300 0 0 0 0 0 0 100 250 250 300 350 350 350 350 350 350 350 350 O 0 0 0 0 0 0 0 3,700 | 1,600
DA-4 East 14,900 0 0 0 0 0 0 0 0 0 0 0 150 150 200 200 200 200 200 _ 500 | 5650 | 9,250
Total 56,865 935 896 1,021 1,028 1,100 1,100 1,162 1,200 1,200 1,179 1,155 1,100 1,100 1,150 1,150 1,200 1,200 1,200 1,200 1,200 1,200 1,150 1,100 1,050 1,000 900 | 27,941| 28,924
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SFD¢ Projected Annual New Homes by Subma

Thechart below presentsthe data shownin the table on the prior page Thekeytakeawaysare that four submarketsare likely to

run out of capacitywithin the nextten years,andfor a continuedsteadysupplyof new SFChomesto be available hew submarkets
will need to have the ability for new project openings Notably, we are assumingthat since subdivisionsare currently being
processedPA1 Southwill be the next major submarketto bring homesto market Evenwith DA1 South,we are projectingthat

DA3 Southeastshould start havinghomesavailableas early as 2030, and certainly no later than 2035 (other submarketsmight

havemore homescomingto marketthan projectedif DA-3 Southeastloesnot start bringinghomesto marketin 2030).

SFD Annual Housing Demand by Submarket - City of Fresno
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City of Fresno & Sphere of Influence Submarkejl§

In order to help determine the market potential and demand
for homesin SEDAwe evaluatednew constructionMF market
trends in each of the various submarketsin the Fresnocity
limits and Sphereof Influence basedon the City of Fresno
Planning Department designated DevelopmentAreas (DAS)
We refer to these areasas submarkets The map to the right
showsthe official DAboundaries

Since 2012 new multi-family rental communities opening
were mostly in the EstablishedNeighborhooddNorth of Shaw
(45%), Downtown (29%) and EstablishedNeighborhoodsSouth
of Shaw(22%9. ProjectsNorth of Shawtend to have higher
unit counts than projects in other areas, particularly
Downtown ProjectsNorth of Shawaccountedfor 66% of all
new MF units coming to market comparedto just 14% in
Downtown

Seethe following pagesfor more information.
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New MF/Rental Communities by Submarket

Themap below showsall the new MF/rental communitiesthat openedwithin the City of Fresnoand Sphereof Influencefrom 2012 through
mid-year2024 Atotal of 57 new communitiestotaling 5,275 units openedand beganleasingduring that time (includinga few that are under
constructionand havenot yet started leasing) New community openingshave beenconcentratedin the EstablishedNeighborhoodd\North of
Shaw(45%), Downtown (29%) and EstablishedNeighborhoodsSouthof Shaw(22%).
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CLARITY

City of Fresno New MF Projects & Units

In the last three years,includingprojectionsfor all of 2024, 22 new MF communitieshave openedin the city of Fresno(including
somethat are currently under constructionand may or may not have begunleasing),and averageof about 7/year. From 2012
through 2021, 35 communitiesopened,or an averageof just 3 to 4/year. Asmore new projectsare beingbuilt in someof the more
outlying areas with larger land parcels,and some at increasingdensities, the average project size has increasedfrom 67
units/projectin the five yearsfrom 2012through 2016 to 107 units/projectin the five yearsfrom 2020through 2024

Annual New MF Community Openings & Number of Units - City of Fresno
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CLARITY

New Project Openings & UngsSubmarkets

From2012through mid-2024, 57 MF/rental communitiesopenedin the City of Fresnoand FresnoSphereof Influencerepresenting
a total of 5,275 new units. To better understandwhere developmentactivity is taking place, we divided two of the largest
DevelopmentAreasg EstablishedNeighborhoods$\North and Southof Shawc into three distinctareas Althoughthe highestproject
count shown in the table below is Downtown (17 projects), the fact is when the different neighborhoodsin the Established
NeighborhoodsNorth of Shaw are combined, that area had the highest number of openings with 26. The Established
Neighborhoodssouthof Shawwere third with 12. Seethe following pagesfor more details

Submarket / New Communities New Units
Development Area # % # %
DA-1 North 1 2% 102 2%
DA-4 West 0 0% o) 0%
DA-1 South 1 2% 40 1%
Downtown 17 30% 740 14%
Established - North of Shaw - SW 13 23% 946 18%
Established - North of Shaw - SE 9 16% 1,337 25%
Established - North of Shaw - North 4 7% 1,181 22%
Established - South of Shaw - NE 3 5% 278 5%
Established - South of Shaw - NW 4 7% 239 5%
Established - South of Shaw - SE 5 9% 412 8%
DA-2 North 0 0% 0 0%
DA-2 South 0 0% 0 0%
DA-3 Southeast 0 0% 0 0%
DA-4 East 0 0% 0 0%
Total 57 100% 5,275 100%
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MF ¢ Projects vs Unitg By Submarket

TheEstablishedNeighborhooddNorth of Shaw(includingBRTCorridors)accountedfor 66% of the new MF/rental units brought to
market in the City of Fresnofrom 2012 through 2024 despite accountingfor just 45% of the new communities The Established
NeighborhoodsSouthof Shaw(includingBRTCorridors)accountedfor 18% of new units with 22% of the new communities,while
Downtownaccountedfor just 14%of new units despitehaving30%of the new projects Onethird of the new projectsthat opened
in Downtownwere affordablehousingprojects,and half were smallinfill projectswith lessthan 30 unitseach

New MF Projects & Share of Units by Submarket - 2012 to 2024 - City of Fresno
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New MF/Rental OpeningsSubmarkets

CLARITY

TheEstablishedNeighborhoodsNorth of Shaw(includingBRTCorridors)accountedfor 45% of new MF/rental communitiesopened
in the city of Fresnofrom 2012 through 2024 The Downtown submarketaccountedfor 30% of new openings Thisincludes
affordable housingcommunitiesand smallinfill projects The EstablishedNeighborhoodsSouthof Shaw(includingBRTCorridors)
accountedfor 22% DA-1 North and DA-1 Southboth had one projecteach

Proportion of MF Rental Communities Opened 2012 to 2024 - City of Fresno

DA-1 North

DA-4 West

DA-1 South

Downtown

Established - North of Shaw - SW
Established - North of Shaw - SE
Established - North of Shaw - North
Established - South of Shaw - NE
Established - South of Shaw - NW
Established - South of Shaw - SE
DA-2 North

DA-2 South

DA-3 Southeast

DA-4 East

Clarity Real Estate Advisors

2%

0%

I 2%

0%

0%

0%

0%

0%

7%
5%

7%

6% 8%

30%

23%

16% North of Shaw 45%

South of Shaw 22%
9%

10% 12% 14% 16% 18% 20% 22% 24% 26% 28% 30%

53



CLARITY

New MF/Rental Unitg Submarkets

With largerland parcelsavailablefor development,and with new communitiesplotting at densitiesmostlyin the rangeof 18to 24
du/acre, the EstablishedNeighborhoodsNorth of Shawaccountedfor 66% of new units brought to market (averageof 133
units/project). The EstablishedNeighborhoodsSouth of Shawaccountedfor 18% of units (77 units/project) while Downtown
accountedfor just 14% (44 units/project). Half of the new projectsin the Downtown submarkethad lessthan 30 units each
Affordablehousingcommunitiesin Downtownhad anaverageof 68 units/project.

Proportion of New MF Units in Projects Opened 2012 to 2024 - City of Fresno
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CLARITY

MF Capacity RemainirqgBuildout

Thetable below showsthe estimatedremainingMF capacity(2012 reflectedin the 2014 City of FresnoGeneralPlanthrough the
Buildoutperiod aswell as Clarityestimatesof the remainingcapacitybasedon the numberof new MF units broughtto market by
apartmentdevelopersin communitiesthat openedfrom 2013 through 2024 Accordingto our estimates,there are about 72.4K
units of MF capacityremainingin the Build-Out period. TheBuild-Out capacityestimatesin the 2014GeneralPlandid not breakout
separatenumbersfor SFDvs ME The Horizon estimatesdid delineate SFDvs ME As such,we applied the Horizon SFDvs MF
proportionsto the BuildOut totals to determine SFDand MF BuildOut estimates BRTCorridorallocationswere assumedto be
50/50 betweenEstablishedNeighborhooddNorth and Southof Shaw Seethe followingpagefor more information.

MF/TH/Rental Units

Submarket / Capacity Opened Remaining
Development Area (2012) 2013-2024 2025+
DA-1 North 9,900 102 9,798
DA-4 West 3,300 0 3,300
DA-1 South 7,800 40 7,760
Downtown 8,700 652 8,048
Established - North of Shaw & BR[IT 10,900 3,342 7,558
Established - South of Shaw & BRT 11,800 929 10,871
DA-2 North 600 0 600
DA-2 South 600 0 600
DA-3 Southeast 3,800 0 3,800
DA-4 East 20,100 0 20,100
Total 77,500 5,065 72,435

2012 Capacity numbers are rounded to the nearest hundred.
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CLARITY

MF Capacity RemainimgBuildout

The2014Cityof FresnoGeneralPlanlisted the estimatedremainingMF residentialcapacityasof the end of 2012 Thechartbelow
comparesthe estimated remaining capacityat that time by DevelopmentArea (blue) and Clarity estimatesof the remaining
capacityasof the end of 2024 (orange) We determinedthe remainingcapacityby subtractingthe numberof new MF units brought
to marketfrom 2013 through annualizedestimatesfor 2024 (basedon activity through the first sixmonths of the year) Onlythe
EstablishedNeighborhoodsNorth of Shaw(includingBRTCorridorshaslessthan 70%of capacityremaining

MF Residential Capacity by Submarket
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MF ¢ Projected Annual New Units

Thechart below showsour projectedannualnumber of new MF units that will be broughtto marketin in the City of Fresnoand Sphereof
Influence from 2025 through 2049 Accordingto our estimates,19.1K MF units will be brought to market, an averageof 764year. In
comparison,an averageof 406year were brought to market from 2012 through annualizedestimatesfor 2024 The City of Fresnohas
rampedup efforts to bring more affordablerental units to market which accountsfor someof the increase In addition, asfor-salehousing
hasbecomemore expensive we expectmore householdswho might otherwise have preferredto buy a home will be forced to be renters
instead It shouldbe noted that MF permits couldincludefor-saleunits.

Annual New MF Units Brought to Market - City of Fresno
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MF ¢ Projected Annual New Units by Submarke

CLA

RITY

Thetable below presentsour projectionsfor the annualnumberof new MF units that will be broughtto marketin eachsubmarket
in the City of Fresnoand Sphereof Influencefrom 2025 through 2049 The projectionsare basedon a combination of factors
including actual historical new community openings by submarket from 2012 through 2024 but also the availability of
infrastructureto supportgrowth, where builderswant to build, and where renters prefer to live. Accordingto our estimates,only
DA2 North and DA2 Southare likely to run out of capacityin the nextten years To supporta continuoussupplyof new MF units
comingto market, we are estimatingthat MF homesshouldstart comingto marketin DA3 Southeastin 2032 and DA4 Eastin
2037. MF developmentin SEDAnaytake longerto cometo marketif supportingcommercialservicesare not yet in placeasrenters
are lesswilling to drive longerdistancedo jobs, shoppingand schoolsthan buyersof SFChomes Seethe following pagefor more

information.
Submarket / Remaining'12-'24 Annug Annual New MF Units Brought to Market in New Project Openings Total to|Remaining
Development Area Capacity Absorption | 2025 2026 2027 2028 2029 2030 2031 2032 2033 2034 2035 2036 2037 2038 2039 2040 2041 2042 2043 2044 2045 2046 2047 2048 2049 | Market| Capacity
DA-1 North 9,798 8 0 0 0 0 0 0 0 0 0 0 100 100 100 100 100 100 100 100 100 100 150 150 150 150 150 | 1,750 8,048
DA-4 West 3,300 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 50 50 100 3,200
DA-1 South 7,760 3 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 50 50 100 7,660
Downtown 8,048 67 200 200 200 200 200 150 100 100 100 100 100 100 100 100 100 100 100 150 150 150 150 150 150 150 150 | 3,450 4,598
Established - North of Shaw & BRI 7,558 274 200 200 200 200 200 200 200 200 200 200 200 200 200 200 200 200 200 200 200 200 200 200 200 200 200 | 5,000 2,558
Established - South of Shaw & BRT 10,871 88 100 100 100 100 100 100 100 100 100 100 100 100 100 100 100 100 100 100 100 100 100 100 100 100 100 | 2,500 | 8,371
DA-2 North 600 0 0 0 150 150 150 150 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 600 0
DA-2 South 600 0 0 0 0 0 0 0 150 150 150 150 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 600 0
DA-3 Southeast 3,800 0 0 0 0 0 0 0 0 100 150 150 150 200 200 200 200 200 200 200 200 200 200 50 0 0 0 2,600 1,200
DA-4 East 20,100 0 0 0 0 0 0 0 0 0 0 0 0 0 100 100 100 100 100 100 150 150 150 ' 300 2,400 | 17,700
Total 72,435 440 500 500 650 650 650 600 550 650 700 700 650 700 800 800 800 800 800 850 900 900 950 950 950 1,050 1,050| 19,100| 53,335
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MF ¢ Projected Annual New Homes by Submar

Thechart below presentsthe data shownin the table on the prior page Thekey takeawaysare that the three submarketswhere
most of the developmentactivity hastaken placeover the pastten plusyearsstill have plenty of remainingcapacity¢ Downtown,
and Established\NeighborhooddNorth and Southof Shaw(includingBRTCorridors) Only DA-2 North and Southare projectedto

reachcapacityin the nextten years MF developmentin SEDAs projectedto start a few yearsafter SFDactivity. MF development
in SEDAnaytake longerto cometo marketif supportingcommercialservicesare not yet in placeasrentersare lesswilling to drive
longerdistancedo jobs,shoppingand schoolghan buyersof SFChomes

MF Annual Housing Demand by Submarket - City of Fresno
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CLARITY

Summary of Economic & Demographic Trends

A HousingMarket Demand Driver: The main driver of the demand for new Change i Jobs by Decade - Fresno County ey
housingis job growth. Most householdseedto haveajob with anincometo ™™ o
be able to afford a mortgage paymentor monthly rent. Populationgrowth ** —
tendsto be a following indicatorasmore availabilityof housingallowsfor the **
expansiorof the localpopulation 30,000 e 2

A Employment/Permit(E/P)Ratio: TheE/Pratio is a greatindicatorfor housing .., s
supplyvs demandconditions ThehistoricalE/Pratio nationallyis 1.25, which o
meansthat there is demandfor 1 new housingunit for every 1.25 new jobs 19905 20005 20105 20205

m Wage & Salary Employment

created Anumberhigherthan 1.25 representsan under-suppliedmarketand
viceversa Giventhe highercostof housingin the state, many marketsin CA
are closerto 1.50 or higher In 4 of the 5 decadesstartingin the 1980s, the

Fresno County - Jobs, Building Permits & E/P Ratio

2.20
50,100 49,300

o
e o
o
=]
=]

E/P ratio in FresnoCountyrangedfrom 1.26 to 2.04, indicating an under éjﬁ,ﬂﬂﬁ =332 -
supplied market However, with job losses during and after the Great 3 “ = P
Recessionthe ratio in the 20005 wasjust 0.11, and asa result, the E/Pratio % s — 120 §
overthe last5 decadesn FresnoCountyis 1.27. % oo oo
A EmploymentProjections FresnoCountyaddedan averageof 45.K new jobs § o 00 o
in each decadefrom the 1980 through the 20105, and basedon trends £ ° o0ne o0 o10s .
through early 2024 is projected to add 49.7K jobs in the 2020s. We are € Eopopenss M Wae & Salary Employment s Total Permits —~---E/P Ratio
projecting that the FresnoCounty economywill add 113.3K jobs in the 25
yearsfrom 2025through 2049 an averageof 4.5K/year,or about45Kper 10- Fresno County - Jobs, Building Permits & E/P Ratio
year period. The CADepartmentof Financeis projectingjob growth of 69.9K £ s 20 il w0 009 iy
jobsoverthe same25-yearperiod. IR T B aoss %
A Population Growth: The CADOFs projectingthat FresnoCountywill growby £ o ass 1205
about 79K peoplein the 25 yearsfrom 2025 through 2049 Our projections ;“ 2000 oan
for housing demand driven by job growth over the same time implies £ i o
populationgrowth of 117K to 145K peopledependingon what happenswith 5 **; o
averagd-louseholcblzes o 1990s 2000s 2010s 2020s 2030s 2040s

torermi: J00M Wage & Salary Employment  mmm Total Permits ~ ----E/P Ratio
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Population Trendg Fresno City & County

Accordingo the CaliforniaDepartmentof Financg DOF)the 2023householdpopulationin the City of Fresnowas5434K compared
to 1.016M in the County Thecity currentlyrepresentsabout54%of the populationof the county,up from a40%sharein 1970 Since
1970 the city hasgrown by 377.5K peopleand the county 6025K, indicatingthat the city hascaptured63% of county-wide growth
duringthat time. Solong asa steadysupplyof entitled land is availablefor development,the city shouldbe ableto captureat least
similarlevelsof future populationgrowth asattainedin the past

Total Annual Population & City of Fresno % of County

1,100,000 60%
A boom in MF construction
spurs a rapid rise in population
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mmmmm City of Fresno s Fresno County == = = City % of County

Note: There are some minor discrepancies in population counts between recent
year estimates by the DOF and the Federal Reserve (FRED).In some cases one
Clal'lty Real EState AdVISOI’S SOUFCG CA Dept Of Flnance or Federal Reserve ECOn0mIC Da;ﬂa source is used over the other or numbers are reconciled. 62
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Annual Population Changgrresno City & Count

Although the heyday for the City of C NB & gbgufation growth on a percentagebasiswas in the 198% (4% to 7%lyear),
correspondingvith heightenedevelsof multi-family housingdevelopmentthe city still grewat betweenabout4Kto 8K people/year
in the 2000s (1%to 2%/year). Theexceptionis when COVIDhit in 2020 which hasresultedin depressedoopulationgrowth levelsin
both the city andthe countysincethen. Thecity turned just barelynegativein 2021, but sawgrowth return in 2022and 2023 albeit
at relativelylow levelscomparedto the past Asthe economynormalizeshigherpopulationgrowth is expectedto resume

Total Annual Population & City of Fresno % Annual Change
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Population Projectiong Fresno County & Others

The chart below comparespopulation projectionsby the CADOFfor FresnoCountyand selectedother CaliforniaCounties(most

similar in sizeto FresnoCounty,located closeby, or larger inland counties) Projectionsfor almost all the countiesare for rising

populationgrowth through roughly 2030, and then declininglevelsof growth after. Severakounties,includingFresno.are projected

to eventuallystart losingpopulation For FresnoCounty,populationlossis projectedto beginin 2054 SanJoaquinand Sacramento
Countiesare projectedto continuewith positive population growth through 206Q Giventhat Fresnohasbeen one of the stronger

countiesfor populationgrowth in the pastandis a relatively affordable market that drawshouseholddrom more expensivecoastal

Californiacounties,our conclusionsthat the DOFprojectionsare overly pessimistic

Annual Change in Population Projections- CA Counties
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Population Projectiong Fresno County & Others

Thechart below comparespopulation projectionsby the CADOFon an annual% changebasisfor FresnoCountyand selectedother
CaliforniaCounties(most similar in sizeto FresnoCounty,located closeby, or largerinland counties) From1970to 2023 Fresno
County grew at a CompoundAnnual Growth Rate (CAGRpPf 1.70% while the City of Fresnogrew at a 2.26% CAGRThe DOF
projectionsthrough 2060resultin a CAGRf just 0.21%for FresnoCounty Thisrepresentsa substantialslowingof populationgrowth
but doesinclude the period of projected population decline starting in 2054 In contrast, the DOFis still projecting substantial
building permit activity, morein line with historicallevelsandverycloseto Clarityprojections Seepage87.

Annual Change in Population Projections- CA Counties
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Population Attaining Permanent Resident Statu

Onecomponentof populationgrowth that canbe quite
variable from yearto-year and decadeto-decade is
foreign immigration Foreign immigration in Fresno
County is often driven by job growth, particularly for
lower-paying agricultural or service sector jobs. The
chartsto the right showthe numberof peopleattaining
permanent resident status in FresnoCounty over the
last decade ending 2022, and the age distribution of
people attaining permanent resident status on a
nationalbasis(not availablefor the county)

The number of people obtaining permanent resident
statusin FresnoCountyhasvariedsubstantiallyoverthe
last 10 years,rangingfrom 1,905to 3,667 peoplel/year,
averaging 2,979year. This is a substantial potential
component of population growth in the county that
may or may not be fully accountedfor in population
growth projectionsfor both the city and county.

By far the highest proportion of people attaining
permanentresidentstatusared ¢ 2 NJ A $vléages
from rangingfrom 20 to 49 yearsold, representing62%
of all people While these are national numbers, the
profile of FresnoCity and Countyis likely fairly similar
Many of these householdswill start out asrenters and
aspireto eventuallybecomehomeowners

Clarity Real Estate Advisors
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# of People Obtaining Permanent Resident Status - Fresno County
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Population Projectiong Clarity vs CA DOF

Thetable below comparespopulation projectionsby the CADOFto extrapolatedpopulation projectionsfrom Clarity basedon our
projectionsof housingdemandand variousdifferent householdsizeestimates Thetable coversthe period from 2025through 2050,
whichis how far out in time we havemadeprojectionsfor housingdemand The DOFnhumberscoverthe period before they start to
project decliningpopulation numbers The current householdsizein FresnoCountyis 3.09 people/household In comparison,the
averagehouseholdsizein the city of Fresnowhich hasmore multi-family housingthan the county, is 3.01 people/householdIf the
current county ratio staysthe samein the future, that would imply population growth of about 145.5K through 205Q Typically,as
metro areasmature, and housingdensitiesbecomehigher, householdsizesshrink If the typically householdsizein FresnoCounty
droppedto aslow asOakland(whichis unlikelyover the entire time period), populationgrowth would be closerto 117.2K Although
the DOFpopulationfigure is far lower than the implied Clarity projections,the DOFis neverthelessprojectingonly about 5% lower
housingdemand(buildingpermits)than Clarityoverthe sametime period. Seepage87.

Population Projections - Fresno County - 2025 to 2050

Projected Estimated Population
Housing Household Growth
Estimate Source Demand Size (HH) '25-'50
California Department of Finance - - - - 78,631
Clarity Real Estate Advisors
Current Fresno County HH Size 47,081 3.09 145,482
At Modesto HH Size 47,081 2.91 137,007
At Sacramento HH Size 47,081 2.63 123,824
At Oakland HH Size 47,081 2.49 117,233

Clarity Real Estate Advisors Source: CA Dept of Finance, Clarity Real Estate Advisors 67
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Total Employment Fresno County

Themaindriver of new homedemandis job growth. Giventhe costof both rental andfor-salehousing,mosthouseholdsieeda job

payingan incometo afford a placeto live. Asof 2023 FresnoCountyhad 426.9K wage and salaryjobs in the county. Wageand

salaryemploymentis by place of work (jobs located only in FresnoCounty),while civilian employmentis by place of residence
(peoplelivingin FresnoCounty,but the job couldbe outsidethe county) Sincel990Q the FresnoCountyeconomyhasadded145.5K
jobs, drivingsignificantdemandfor new housingin the region

Total Employment- Fresno County
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Annual Change in EmploymenFresno County

The Fresnoeconomyis not immuneto broader up and down economiccyclesimpactingeither Californiaor the nation and has
sometimesexperiencedyearswith job lossesincluding2001 alongsidethe dot-com bust, 2008 to 2010 during and following the
G DNI& B O S a ana &yaininé2020 when COVIirst hit. The FresnoCountyeconomyhasbouncedbackafter those downturns

with yearsof aboveaveragegob growth. Sincel99Q an averageof 4.4Kjobs/yearhavebeenaddedto the FresnoCountyeconomy,
includingyearswith job losses

Annual ChangeinJobs - Fresno County
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Annual % Change in Employmerftresno Count

Sincel990 andincludingyearswith job lossesthe numberof jobslocatedin FresnoCountyhasgrown at a CAGRof 1.2% During
that time there havebeen 15 yearswhenjob growth hasbeenat, or exceededa very strong 2.0%'year pace,including9 of the 11
yearssince2013 Clearlywhenthe Fresnoeconomyis not beingnegativelyimpactedby economictrendsin Californiaor the nation
asawhole,job creationis typicallyquite robust

Annual % Change in Jobs - Fresno County
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Change in Jobs by DecaglEresno County

Excludingthe decadeof the 2000s, when the Great Recessiordecimatedeconomiesall acrossthe country, FresnoCounty has
recordedremarkablyconsistentlong-term job growth. In both the 1990s andthe 20105, about 50K jobswere createdin the County
TheCAEDD: s projectinggrowth of 47K jobsin the decadeof the 2020s.

Change in Jobs by Decade - Fresno County

60000 2020s are CAEDD projections
last updated in 2022.
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Employment by Industrg Fresno County

In 1990 the highestproportion of jobs were in the Farmingsector (19%), followed by LocalGovernment(12%), which includes
publiceducation(teachers administrators,etc.). While Farmingis still important, the FresnoCountyeconomyhasevolvedover the

last almost 25 years,creatingmore higherpayingservice healthcare,and distribution (transportation/warehouse)yelated jobs. As
of 2023 farminghad droppedto just 10% of all jobs, the third highestsector Healthcareand SocialAssistancaow represents18%
of localjobs,up from just 9%in 1990 Localgovernmentis still the secondargestsector,now at 13%

Employment by Industry
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Top Employerg Fresno City & County

2023 # of Employees

Rank Employer Sector City County
Given CN3XB a yhEard aCentral Valley 1 Fresno Unified School District Education - public 13,669 14,593
|Ocati0n’ |t |S not surpr|s|ngthat most Of 2 Community Medical Centers Healthcare 9,750 10,300
the Iargest employers are government, 3 County of Fresno Government -'Iogal ' 8,980 8,980
education and/or healthcare related 4 Amazon - Warehouse/distribution 8,500 N
. . 5 Clovis Unified School District Education - public 6,400 7,945
Reportsare that the IRSS Wmdm_g dOV\_m 6 Cal State University, Fresno Education - public 5,233 5,233
their paper processing operations in 7 City of Fresno Government - local 5,015 5,015
Fresng however, they still maintain a 8 State Community College District  Education - public 4,367 4,469
large presencein the region with other 9 Internal Revenue Service Government - federal 4,230 --
functions(but the total job numberlikely 10 Saint Agnes Medical Center Healthcare 2,900 3,075
will drop). (10) Kaiser Permanente Medical Healthcare -- 2,950
Top 10 # 67,044 62,560
Top 10 % 17% 15%
Total 384,900 426,900

& ®

( Fresno Unified COM}\XU[\“TY

School District  MepicaL cenTers

FRESNG
STATE

Clarity Real Estate Advisors Source: Fresno City & County Annual Financial Reports, 2023 73
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Employment; Fresnog Inflow/Outflow

As one of the main employmentcentersin the CentralValley,it is not surprisingthat far more people commute into the city of
Fresnofor work than commute out, and a very high proportion of people both live and work in the city. Almost 12K people
commuteinto the city for work, 112K live andwork in the city, andjust 87K commuteout. Peoplecommutinginto the city represent
a target market for new homesas a way for them to reduce commute times. Datais from 2021, commute patterns may have
changedpostCOVIDincludingmore peopleworkingfrom home.
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Employment; Where Fresno Residents Work

Fresnoisarelativelya & 2 ¥ U | emypl@/Reéntmarket, wherethe top Workers (2021)
employment destinationsfor existing residentsare all within the city Rank _ Zip Code Location # %
1 93721 Fresno - Downtown 20,505 10.3%

itself. As such, most residents have relatively short commute times,

. . . . ) . 2 93727 Fresno - East 11,885 6.0%
contributing to a quality of life not availablein many of the coastal 3 03711 Fresno - North 11,857  5.9%
countiesor largeinland countiesin other parts of California 4 93720 Fresno - Far North 10,136 5.1%

5 93722 Fresno - Northwest 9,956 5.0%

= 6 93725 Fresno - Southwest 9,633 4.8%
Fl-f,;/-] 7 93710 Fresno - Cal State Fresno 9,141 4.6%

8 93706 Fresno - Far Southwest 8,412 4.2%

9 93611 Clovis - East 6,415  3.2%

10 93612 Clovis - West 6,410  3.2%

104,350 52.2%

Il 17,749 - 20,505 Jobs
Il 14,992-17,748 Jobs
B 12,235-14,991 Jobs
[ 9,478 - 12,234 Jobs
[[] 6,721-9,477 Jobs
[] 3,964 -6,720 Jobs
[]1,207-3,963 Jobs

= Reedley
< Home Area

Clarity Real Estate Advisors Source: onthemap.ces.census.gov &



Employmentc Where Fresno Workers Live

Asone of the primary employmentcentersin the CentralValley,the city
of Fresno pulls in workers from not only the city itself, but from
surrounding communities, particularly Clovis People commuting into
Fresnofor work can representa market for new homesin the city asa
wayto reducecommutetimesandimprovequality of life.

Clarity Real Estate Advisors Source: onthemap.ces.census.gov 76














































































































































































































































































































































































