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DESTINATION 
NASHVILLE 

THE RETREAT AT IRON HORSE, NASHVILLE 

The COVID-19 pandemic has been a 
headwind for apartment performance 
this year and early 2021 expectations 

have tapered across the industry.   While the 
early worry for apartment operators was rent 
collection, the economic stimulus programs 
have resulted in only a 1.6% YOY decline over 

the last five months (May-Sep 2019: 92.5% vs. 
May-Sep 2020: 90.9%).  Snell’s residential 
collections over the same time period have 
averaged 97.8%, excluding Southern Towers.

Although unemployment numbers have begun 
to recover, there are still over 12 million 
Americans collecting traditional unemployment 
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benefits and almost that same amount receiving 
b e n e fi t s u n d e r t h e n e w P a n d e m i c 
Unemployment Assistance program.   The 
combination of Congress failing to renew the 
assistance programs for those affected by 
COVID-related unemployment and eviction 
moratoriums, translates to on-going concerns 
regarding future collections.  

The general industry consensus is that after 
reaching cycle highs in late 2019/early 2020, 
occupancy is expected to decline through the 
end of 2020, with recovery beginning in the 
second half of 2021 and stabilization in 2022. 
The increase in vacancy over the last few 
months has been noticeably higher in Urban 
markets, with Bozzuto reporting an average 
occupancy of just under 90% in August 2020 
compared to 93.0% in suburban locations.  

Overall occupancy in the Snell portfolio 
averages 93.7%, in line with September 2019 
levels for stabilized assets (94.1%); however, 
there are pockets of weakness. Most notably, 
downtown DC has become extremely 
competitive with average occupancy in the low 
90s, resulting in increased concessions. The 
combination of urban flight and the impact of 
low interest rates resulting in increased home 
purchases, is expected to make this a 
challenging leasing environment for the near 
term.  

With the decline in occupancy, market rents 
have decreased and concessions have risen. 
Nationally, an annual 3% decline in rents is 
projected by year end 2020, with a 1% growth 
rate for 2021. Projections vary by market and 
product type, with Nashville and Raleigh 
projected to outperform national averages. The 
Washington D.C. MSA is expected to be more 
stable than the national markets, given its high 
recession-resistant employment base; however, 
downtown Urban markets are expected to lag.

Propelled by strong first quarter performance, 
year to date rent growth for stabilized assets 
within the Snell Portfolio has averaged 1.0% 
over the same time period last year; however, is 
only 0.4% higher for the month of September, a 
direct result of the impact of COVID. 
Concessions have increased over the last 
month and net effective rents are expected to 
decline in the fourth quarter. 

The pace of the economic recovery is expected 
to be heavily reliant on Congress.   As most of 
the monetary policy levers have already been 
pulled; fiscal policy will need to do the heavy 
lifting.   Economists are projecting that it could 
take up to four years to regain the jobs lost this 
year.  

AMES CENTER 
DEVELOPMENT UPDATE 
The Ames Center development project 
continues to navigate Arlington County’s new 
and evolving virtual site plan approval process.  
After an “on-line engagement opportunity” in 
July that allowed the public to review and 
comment on the development, the site plan 
was formally presented to the County’s Site 
Plan Review Committee through a virtual Zoom 
meeting in September.  The design team has 
addressed all the items raised by the 
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Committee. Transportation Commission and 
Planning Commission hearings wil l be 
scheduled in December or January and the 
development team expects the Arlington 
County Board to approve the final site plan in 
January 2021.  Concurrent with the ongoing 
entitlement process, the architect and 
consultant team has continued to advance the 
design and issued a 100% schematic design 
set in September.  The current schedule would 
allow for us to break ground on the project in 
the 4th quarter of 2021.


FINAL 1031 ACQUISITION:  
LINCOLN AT WIEHLE 
STATION 
We are so excited to share that we are set to 
close on Lincoln at Wiehle Station, a brand new 
260-unit apartment building located in Reston, 
Virginia, by mid-December for $100.5M.  


With this final acquisition, Snell will have 
completed the Southern Towers’ 1031 and 
purchased fantastic properties in two new 
markets – Raleigh and Nashville – and a third in 
a dynamic, growing part of DC region.  All three 
assets have performed well in spite of COVID 
and are valuable additions to Snell’s portfolio.


Class A Apartments 

Lincoln at Wiehle Station has some of the 
nicest units in the Reston submarket with 
spacious floor plans attractively finished with 
quartz countertops, tile backsplashes, vinyl 
plank floors, ample closets, and oversized 
windows.  The amenities include an attractive 
courtyard with pool and grilling stations, a 
fitness center with on-demand classes, a 
clubroom, pet spa, and bike room.  


The property was developed by Lincoln 
Property Company and is currently in lease-up 
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and 80% occupied.  It has maintained steady 
leasing pace throughout COVID-19 averaging 
more than 20 leases per month June – October.  
We are actively working with the property 
management team to ensure continued leasing 
success.  We are also planning enhancements 
to the lobby and amenities spaces to ensure 
these spaces are as attractive as possible to 
our renters.


Dynamic and Desirable Location 

The property is walkable to Metro - the Wiehle-
Reston East station is approximately a five 
minute walk away – and has great access by 
car to Tysons, the Dulles Technology Corridor 
and downtown DC.  It is also within a 10-
minute drive of Reston Town Center, a very 
popular mixed-use development with dozens 
of shops and restaurants.  New developments 
will continue to improve the neighborhood 
around the property. For example, the Halley 
Rise development will include a brand-new 
Wegmans 5-minutes away, and Comstock’s 
continued Reston Station development will 
include new mixed-use offerings adjacent to 
our property. 


Lincoln at Wiehle is well positioned to capture 
Class-A renters in a dynamic and growing 

market and add tremendous value to Snell’s 
portfolio.


BY THE RIVER IN 
RICHMOND 

Rocketts’ new marketing campaign has 
focused on the peacefulness and connection 
to nature at Rocketts.  In a COVID world, 
having open space and outdoor amenities is a 
strong selling feature. 


Rocketts Landing had another good quarter of 
land sales.  Stanley Martin took down the first 
of two lots for condominium development (land 
pictured on next page).  The total land price for 
the two lots including takedown price and 
“true-up’ based on final sale prices will be 
approximately $7 million.  HH Hunt is 
scheduled to close the first 14 units of their 
latest townhomes.  The profit-sharing 
payments to Snell will yield close to $1 million.  
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E a s t 5 1 A p a r t m e n t s P h a s e I I 
(www.rockettsapartments.com ) has been 
welcoming residents for the past month.  
Approximately 45 units (35%) are leased.  
Construction will be 100% complete by the 
end of the year.  We hope to be stabilized by 
late spring/early summer.


Block 8 will be the next phase of apartments.  
All major City departments have signed off on 
the site plan and the building plan is being 
submitted.  Land closing is scheduled for 
December.  This sale will earn Snell close to $4 
million.  


SNELL SECURES 
FINANCING ON THE 
METROPOLITAN 

We are so pleased to share that Snell has 
secured financing for The Metropolitan allowing 
us to further leverage the value this acquisition 
brings to our portfolio. 


With the help of Newmark Knight Frank’s Debt 
& Structured Finance group, we have secured a 
highly favorable loan with Fannie Mae under its 
Green Building Certification program.  The 
Metropolitan was built to National Green 
B u i l d i n g S t a n d a r d ( N G B S ) " S i l v e r " 
specifications which qualifies it for this 
program.  


Specifically, we have secured a 10-year, 
interest-only loan with a 2.58% interest rate – 
and loan proceeds of $39M (60% LTV).  These 
are phenomenal (almost historic) loan terms 
that we were fortunate to achieve.  With this 
loan in place we project annual cash on cash 
returns from the property to average 
approximately 8% over the next 10 years.


Our plan over the next year will be to secure 
loans on Retreat at Iron Horse and Lincoln at 
Wiehle with similar terms (as close as we can 
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get!) and use those loan proceeds to fund 
another round of acquisitions – hopefully 
picking up more assets in Raleigh and/or 
Nashville.  It seems likely that the debt markets 
will remain quite favorable for Class A 
multifamily for at least another year, so we are 
in a strong position to execute this plan.  


When fully executed, we believe these new 
assets collectively will deliver millions of dollars 
more in additional cash flow annually versus 
what Southern Towers was generating.  


ANOTHER NEW MARKET 
FOR SNELL:  
OUR LATEST 
ACQUISITION IS IN 
NASHVILLE’S TOP 
SUBURBAN LOCATION!  
We are thrilled that Snell’s second acquisition 
of 2020 was Retreat at Iron Horse, a 270-unit, 
Class A apartment community in Franklin, TN.  
The building was marketed by CBRE and 
developed by Embrey Partners in a joint 
venture with Nationwide Mutual Insurance 
Company.  The acquisition closed in 
September for $82,850,000 (approximately 
$307,000/unit).
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Retreat at Iron Horse is located in Franklin, 
Tennessee, which is one of Nashville’s most 
desirable suburbs and enjoys excellent 
proximity to major employment and retail hubs. 
Retreat is a 25-minute drive from Downtown 
Nashville and within a 10-minute drive to an 
array of retail offerings including a Whole 
Foods, a Sprouts, and multiple Publix 
locations. The property is also located just 5 
minutes from Historic Downtown Franklin, a 
16-block historic district featuring award-
winning antique shops, art galleries, and 
upscale restaurants.  


Retreat at Iron Horse was the nicest suburban 
apartment project Snell toured in Nashville and 
among the finest suburban deals toured in any 
of our target markets – it is truly a beautiful 
property.  The units feature vinyl plank floors, 
quartz and granite countertops, kitchen 
islands, stainless steel appliances, tile 
backsplashes, private patio and balconies, 
large walk-in closets, and spacious pantries.  
The amenities package is top-of-the-market 
and includes: a resort-style pool; a poolside 
courtyard with cabanas, outdoor kitchen, and 
lounge area; a state-of-the-art fitness studio 
with yoga and on-demand fitness; a dog park 
with dog wash; a large clubhouse with a 
fireplace, a coffee bar, and a game room; 
multiple firepits; and over 20 acres of exterior 
green space which surround the property.  


Since opening, Retreat at Iron Horse has 
performed impressively well.  The property is 
currently 94% occupied and has had almost no 
rent delinquency. The property achieved 
stabilization (full occupancy) within ten months 
of the first move-ins – it was an excellent lease-
up especially given the challenges presented 
by COVID-19.  Rents average $1,879/month 
($1.82/sf).  Retreat at Iron Horse has already 
achieved superior rental rates to its closest 
competitors during its lease up.  Heartwood 
Lockwood Glen is the property’s closest 
competitor, but its rents average $1,651 ($1.61/
sf).     


Recent sales comps also informed our analysis 
of the asset. Heartwood at Lockwood Glen, a 
direct competitor to Retreat (mentioned above), 
traded at $287,000/unit in August 2019.  
Heartwood’s location, amenities, and campus 
are all inferior to Retreat.  Retreat’s rents have 
already surpassed Heartwood’s – making 
Retreat the more valuable asset.  Additionally, 
apartment pricing has become significantly 
more expensive over the last year as few Class 
A opportunities have been available in sought 
after locations.  The purchase price of 
$307,000/unit for Retreat is consistent with 
current market pricing and conditions.  
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Nashville is perhaps Snell’s top target for new 
acquisitions due to its future growth potential.  
Nashville’s population growth has been 
staggering and is one of the fastest growing 
cities in the US.  In January 2020, Nashville 
ranked as the 3rd highest metro area in the US 
for job growth year-over-year per the U.S. 
Bureau of Labor Statistics and has ranked as a 
top 10 metro for job growth six years in a row. 

Nashville is the U.S. health care industry 
capital, bringing over $45 billion into the local 
economy and supporting 275,000 jobs (directly 
and indirectly) through its 500 health care 
companies. Outside of health care, Nashville’s 
economy is fueled by professional services and 
private industry with over 2,500 companies 
inc lud ing N issan , Asur ion , P innac le , 
Bridgestone, Philips, and UBS with major 
operations in the area. This reliance on steady 
industries such as health care and professional 
services means that the Nashville MSA will 
likely be able to rebound more quickly and 
robustly than other markets from the COVID 
outbreak. Nashville has a bright future and is 
consistently drawing in top employers and 
corporate relocations. In the last couple of 
years, both Amazon and Alliance Bernstein 
announced major relocations to Nashville.  


In the Nashville area the Franklin/Cool Springs 
submarket is particularly attractive.  Cool 
Springs is considered the best suburban office 
market in the Southeast. 4.5 million SF of office 
space either under construction or planned in 
Cool Springs and office rent growth has 
exceed 37% in the past 5 years.  Major 
employers like Nissan, Mars, and Verizon have 
chosen to locate in Cool Springs bringing with 
them high-paying jobs; Franklin boasts average 
household incomes of $145,000.  


Located at the heart of Cool Springs, Retreat at 
Iron Horse is located just minutes from $1B+ of 
mixed-use, office, and hotel projects either 
under construction or planned. Cool Springs 
already has a lively shopping and dining scene 
with over 12.7M of total retail SF, 200+ 
restaurants, and 150+ shops.


Retreat at Iron Horse is located in one of the 
best locations in the Nashville area.  The 
abundance of high paying jobs fuel an 
extremely strong apartment market.  Retreat is 
the nicest apartment property in this market.  


With the acquisition of Retreat, Snell has 
acquired a newly stabilized, trophy asset in one 
of the strongest suburban apartment 
submarkets in the country.  It is a near ideal 
first acquisition for Snell in the Nashville 
market.


FINANCIAL 
As a result of our conservative approach, Snell 
is well positioned to weather the negative 
impacts to our operations resulting from the 
pandemic.   We have over $90 million in cash 
and marketable securities. Additionally, we 
have corporate lines of $70 million.   This 
liquidity will be used for future acquisitions in 
the coming months.   It will also provide Snell 
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the ability to operate and maintain dividends 
through a prolonged downturn in the economy.

We also have additional cash reserves not 
included in the above $100 million resulting 
from the Southern Towers sale. There is $71 
million remaining in the 1031 exchange 
account, which is where the Southern Towers 
sales proceeds are held.  These funds along 
with loan proceeds from the Metropolitan will 
be used to purchase the Lincoln at Wiehle 
Station apartment building in December.  

We have included a third quarter forecast to 
estimate the potential effect the pandemic may 
have on Snell’s cash flow for the year.   We are 
constantly updating our forecast to reflect rent 
delinquencies and other economic factors.   It’s 
hard to predict how long the hospitality 
business and our hotel will take to fully recover 
from the pandemic, but we suspect it may be 
years.   We do not anticipate a recovery until 
after enough people take a proven vaccine and 
people start traveling again.   We meet bi-
monthly with the hotel group to review the 
latest sales projections for our hotel and the 
overall industry. 

We are forecasting cash flow before dividends 
and capital projects to be down $4.6M or 

27.8%.   The hotel and to a lesser extent retail 
tenants who have not paid rent are the primary 
reason for the variance.   Even with this 
decrease, we are still forecasting over $12M in 
cash flow. 

We are working with CohnReznick and 
Wilmington Trust to determine different year-
end tax strategies since Joe Biden won the 
Presidency and Democrats might gain control 
of the Senate.   There is a chance ordinary 
income and capital gain tax rates could 
increase in 2021.   We will make an educated 
guess by year-end if we should recognize some 
of our stock gains in 2020 to take advantage of 
lower tax rates.   We took the same action in 
2012 to take advantage of the then 15% 
capital gain tax rate before it increased to the 
current rate of 20%.      


In addition to the scheduled dividend of 
$9,624,000, the Board of Directors approved a 
special dividend to be paid before year end of 
$13,000,000.   The special dividend is subject 
to closing the Lincoln at Wiehle Station 
property on December 23rd and not foreseeing 
a materially negative financial impact on the 
company’s business.   Approximately 
$9,000,000 of the special dividend is 
forecasted to be tax free.    
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SOUTHERN TOWERS – 
THE FINAL CHAPTER 
With the successful completion of the Graham 
renovation and the additional development 
rights created under the Beauregard Small Area 
Plan, the Southern Towers partners had 
numerous options for crafting a business plan 
that would chart the future of Southern Towers.  
However, a multi-year effort to come to 
agreement on such a plan with our partners 
was slow and it seemed unlikely that they 
would cooperate in advancing the new 
development opportunities.  Ultimately, we 
were pleased when Caruthers approached us 
in the spring of 2019 to ask if we would 
consider simply selling the property.


The core concept of the transaction is that the 
longtime Southern Towers partnership would 
be the seller of the property and although the 
replacement properties would continue to be 
owned by the partnership, the partners would 
each have the authority to use half of the sales 
proceeds to purchase replacement properties 
of their choosing, have complete discretion in 
the day-to-day management of those 
properties, and receive most of the economic 
benefit of those properties.


Key issues surrounding the planning of the 
transaction included: tax planning, business 
risks associated with remaining in the Southern 
Towers partnership, demonstrating that we 
could maintain our share of the Southern 
Towers cash flow given an appropriate floor for 
the sales price, the value of taking substantial 
control of assets that equal nearly half of 
Snell’s real estate holdings, and the opportunity 
to accelerate our longer term goal of 
geographic diversification.


The second half of 2019 was focused on 
negotiating a host of issues related to the 
transaction and then amending the partnership 
operating agreement to address: decision 
making, the marketing and sales process, the 
structuring of a 1031 like kind exchange, the 
p rocess fo r pu rsu ing and acqu i r i ng 
replacement properties, and the ongoing 
management of those properties.  Through this 
process, Snell secured the rights to purchase 
properties outside the DC metro area, and to 
fully leverage these properties to acquire 
additional properties.


The timeline both groups agreed to in the 
amended and restated operating agreement 
was built around an early January 2020 
marketing launch, which was successfully 
planned for and completed.  As had been 
predicted, Southern Towers generated a high 
level of interest resulting in 68 individual groups 
touring the property and 24 offers received.  In 
March, we chose CIM Group as the best 
potential buyer and worked to get them under 
contract as soon as possible.  The groups were 
in a position to sign the purchase and sale 
agreement on March 12, but before the 
document was signed the Dow dropped 10% 
and CIM called to say they were not in a 
position to move forward.


Fortunately, CBRE (our broker) was able to 
maintain contact with the various bidders and 
we were ultimately able to reengage with CIM.  
Although the new selling price was lower than 
what the original competit ive process 
produced, it was still significantly above our 
agreed upon floor.  In the original marketing 
process, CBRE had used competition to drive 
very favorable contract terms – most notably a 
very large good faith deposit that would have 
been non-refundable when the contract was 
signed.  We were forced to accept a somewhat 
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weaker position the second time around.  The 
fact that the Caruthers already had a 
replacement property under contract prior to 
having Southern Towers under contract also 
created a misalignment of interests between 
the partners.


A l t h o u g h w e e n d e d u p n e e d i n g t o 
accommodate several requests for additional 
flexibility from CIM, we were ultimately able to 
close on the sale on August 19.  Caruthers 
closed on their first replacement property 
simultaneously with the sale of Southern 
Towers and Snel l c losed on i ts first 
replacement property (the Metropolitan) a week 
later.  Caruthers has since closed on Del Ray 
Tower (completing their requirement) and we 
have closed on the Retreat at Iron Horse.  We 
have Lincoln at Wiehle Station under contract 
and scheduled to close before the end of the 
year which will complete the full 1031 
exchange.


BALLSTON 
REDEVELOPMENT 
As we reported last quarter, Snell has been 
running a process (with the help of Ackman 
Ziff, a boutique structured finance consulting 
firm in New York) to select a development 
partner to move forward with seeking county 
approvals for the redevelopment of the 
Arlington Center and Holiday Inn sites and 
ultimately redevelop the two sites.  Under the 
envisioned structure, Snell will be a co-General 
Partner and participate in most of the 
promoted return economics that a General 
Partner receives.  However, the non-Snell GP 
will be responsible for most of the day to day 
obligations of the venture with Snell having 
some flexibility to participate as much or as 
little as it desires.  Because the GPs will only 

be investing 5-10% of the total equity required 
for the project, Snell will effectively be selling 
the land into the venture and after contributing 
its equity will have a substantial portion of the 
land proceeds to invest in the acquisition of a 
stable apartment property that will provide 
cash flow during the time that the Ballston sites 
are being redeveloped.


One central challenge of the contemplated 
structure has always been the fact that Snell 
will not have complete control of the 
predevelopment process (and therefore the 
timeline to Snell’s contribution of the land, the 
start for construction of the new development, 
and the opportunity to purchase a new 
property with the proceeds from the sale of the 
land) but effectively has to wind the buildings 
down in anticipation of the new development.  
This puts Snell at risk if we have wound the 
buildings down and the new development does 
not proceed for some reason.  We are currently 
negotiating a structure that will appropriately 
balance Snell’s risk and reward and should be 
able to provide more details about this 
partnership over the next few weeks.


UPCOMING EVENTS 
Annual Shareholder Meeting 

via Zoom, all shareholders welcome


February 27, 2021 


Board of Directors Meetings 

via Zoom, all shareholders welcome for 
morning session


Tuesday, December 8, 2020


Governance Committee Meetings 

TBD for 2021
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2020 GOVERNANCE COMMITTEE 
George Covucci, Chairman	 covuccigeorge@gmail.com	 	 703-629-3095

Michael Eastwood	 	 	 michael@snellproperties.com	 	 571-366-4327

Merle Fossen	 	 	 mcame16@aol.com		 	 	 703-536-7647

Chris Hanessian	 	 	 chris@snellproperties.com		 	 571-366-4324

Kathy Harkness	 	 	 harksk@aol.com	 	 	 	 703-571-2364

Howard Koenick	 	 	 howard@snellproperties.com	 	 571-366-4323

Laurie Kramer	 	 	 laurie@lhkinsight.com	 	 	 202-365-5562

Nancy Snell	 	 	 	 nsnell@outlook.com		 	 	 703-848-0205

Jason Vickers-Smith	 	 jvs@wvscompanies.com	 	 	 703-887-5524

Mike Wayland	 	 	 mwayland@gmail.com	 	 	 203-529-3116


2020 BOARD OF DIRECTORS & OFFICERS 
Scott Price	 	 	 	 Chairman

George Covucci  	 	 	 Director

Merle Fossen  	 	 	 Director

Chris Hanessian   	 	 	 Director, President

Steve Harkness 	 	 	 Director

Jerry Karr 	 	 	 	 Director

Laurie Kramer 	 	 	 Director

Jason Vickers-Smith 	 	 Director

Mike Wayland  	 	 	 Director

Michael Eastwood   	 	 Secretary, Senior VP

Howard Koenick 	 	 	 Treasurer, VP of Finance
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