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INTRODUCING RUSSELL  
 

STRATEGIC PLANNING 

In 2012, Snell created a strategic plan which     
guided our activities over the last eight 
years. At that time, we set out to increase 

the value of the portfolio through value-add 
renovations, asset management, property 
entitlements, gaining more control over our 
assets, and diversifying our portfolio. Since 
2012, we have renovated 2,200+ apartments, 
acquired five new class A buildings (1,063 
apartments), entit led 730+ addit ional 
apartments at the Ames Center property, and 
completed the sale of Southern Towers.  In 
2012, we controlled 25% of our property 
portfolio – today we control approximately 
80%.  
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SNELL STOCK VALUATION 
During our most recent Governance Committee 
meeting, it was discussed that not all shareholders 
are aware of our internal stock valuation process.   
Every three years, Snell has Advanced Valuations 
perform an updated valuation of our stock.  The last 
valuation occurred in 2018, and the next scheduled 
valuation will be performed in the first quarter of 
2021. It may be advantageous to shareholders to 
have an updated estimate of share value effective 
12/31/2020. We have begun that process and should 
have it completed in early April.  We will update the 
shareholders once the 2020 valuation has been 
completed. 
If shareholders have questions about the valuation or 
would like additional information on this topic, they 
should reach out to Howard or Chris. 

http://snellproperties.com
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The goals of our 2012 plan have largely been 
achieved, and our portfol io has been 
transformed over that time period.


In December 2020, Snell began a process to 
update its strategic plan.  The achievements of 
the last 8+ years have put the company on a 
more solid footing and have enabled Snell to 
craft an updated strategy from this position of 
strength.   This new strategic plan is intended 
to guide the activities of the company for the 
next five years and beyond.  The plan will also 
make new recommendations regarding 
dividend policy, proposing both regular 
quarterly dividends and special dividends – a 
key concern that many shareholders relayed to 
us during informal and formal conversations.


RCLCO, a leading real estate strategy and 
advisory firm, was retained to help guide the 
strategic plan process.  The process began 
with discovery sessions with each branch of 
the family (all G2s and G3s participated).  
Additionally, RCLCO had a series of meetings 
with independent board members and key 
management team personnel to identify 
questions and issues that were important for 
the team to address.


The management team is very excited about 
this plan.  Based on the strength of our existing 
portfolio and Snell’s financial position, we have 
the opportunity to continue to grow the 
company (and regular dividends) steadily, while 
also targeting special dividends approximately 
every decade.  The first such special 
distribution occurred in December 2020, and 
we are planning for additional special dividends 
over the next two years.  


The first draft of the strategic plan was 
circulated to the board on January 25th.  In 
early February, following input from the board, 
an updated draft was circulated to the 
shareholders and management met with 
members of each family branch.  A final 
proposed plan will be presented for review in 
advance of the Annual Shareholder Meeting on 
February 27th.  The plan will be presented and 
discussed during the Annual Shareholder 
meeting. I f the plan is approved, an 
implementation plan will then be created this 
spring to guide next steps. 


We look forward to sharing this plan with all of 
you shortly and to discussing it at the 
Shareholder Meeting!


AMES CENTER 
ZONING APPROVAL 
After three years of work, we are happy and 
excited to report that the Arlington County 
Board approved the Ames 4.1 site plan 
application at its meeting on Saturday January 
23rd, and the project is now fully entitled with 
732 apartments (could be some condos mixed 
in) and approximately 19,000 GSF of retail and 
commercial space.  


In the weeks leading up to the meeting, the 
design/development team presented the 
project to the Arlington transportation 
commission, housing commission, and 
planning commission, all of whom submitted 
letters of support for the project to the board.  
Also, in advance of the county board meeting, 
the Snell team met individually (in groups of 
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two) with the county board members to re-
familiarize them with the project, to reiterate 
how we have worked cooperatively with county 
staff through the process, to highlight our 
community benefits contributions, and to 
discuss hot-button topics we thought likely to 
be discussed in the public forum.  


Through this process and with the help of over 
30 consultant and design groups, we 
successfu l ly avoided any last-minute 
conditions imposed by the board, and through 
careful negotiation prior to the meeting, we 
were able to secure an unexpected and 
precedent setting special exception to the 
maximum penthouse height that will allow us to 
include a rooftop dog park amenity on both 
towers.   We also stayed below the full cost of 
Arlington’s new sustainability and “green” 
building requirements and achieved lower 
proffer costs than many previously approved 
projects.   In fact, the manager of the JBG 
National Landing project (Amazon) reached out 
to understand how we were able to achieve the 
proffer package.   The project won high praise 

from all of the commissions and the board for 
the design of 18th Street corridor, the building 
architecture and biophilic focus, and the 
proffered on-site affordable dwelling units.  
This was a huge win!  


Now, in addition to continuing the design and 
development process, we will turn our focus to 
developing the partnerships, financing, and risk 
mitigation measures that will allow us to break 
ground as soon as Q4 of this year.


SNELL PURCHASES NEW 
CLASS A IN RESTON, 
VIRGINIA 
We are thrilled to have ended 2020 with the 
acquisition of Lincoln at Wiehle Station! This 
was the final acquisition associated with the 
sale of Southern Towers (and the resulting 1031 
exchange).  The purchase price was $100.5M.  
The property is a brand-new Class-A 
community with 260 apartment homes located 
in Reston, a 5-minute walk from the Wiehle-
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Reston East Metro station and less than a 15-
minute drive from Dulles International Airport.  
Given its location and its incredible access to 
one of the most dynamic and fastest growing 
parts of Northern Virginia, the property will be a 
strong addition to our portfolio.   


The building’s construction was completed at 
the end of 2019 and it earned the US Green 
Building Council’s LEED Silver certification.  It 
offers sleekly finished studio, 1-bedroom, 2-
bedroom and 3-bedroom floorplans with 
spacious layouts.  


Following the purchase, Snell renamed and 
rebranded the property “Russell at Reston 
Station.”  The new name was inspired by 
existing design elements at the property, which 
are bold and energetic, while also referencing 
Reston Station, the developing neighborhood 
that surrounds the property. 


Reston, located in the middle of the Dulles 
Technology Corridor, is home to a well-
educated, knowledge-based workforce that 
continues to grow as top employers relocate to 
the area. In 2022, Fannie Mae will be 
consolidating its Northern Virginia offices into 
an 850,000 square foot space at Reston 
Gateway, bringing 4,000 workers.  Earlier this 
year, Microsoft announced plans to invest $64 
million into a new research and development 

hub at Reston Town Center, adding an 
additional 1,500 workers. Other noteworthy 
area employers include Google, Facebook, 
Oracle, Amazon Web Services, SAIC, BAE 
Systems, and Rolls Royce of North America.  


Reston’s strong employment growth will 
continue to attract renters to the area and 
additional development in and around Reston 
Station will only make this property more 
desirable and valuable.


THE METROPOLITAN 
WINS AWARD, AMONG 
TOP 20 IN THE NATION 

Located in Raleigh, NC and purchased in 2020. 

The Metropolitan was recently ranked #19 in 
the 2020 Elite 1% ORA™ Power Ranking 
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published by Multifamily Executive! This means 
The Metropolitan is among the Top 100 
properties with the very best online reputations 
in the nation.


Developed by J Turner Research, the ORA™ 
Power Ranking is derived from monthly online 
reputation research of over 122,000 properties 
across multiple review sites and ILSs.


A total of 1,303 properties earned the Elite 
status with a minimum ORA™ of 90. The 
complete list of winners is available to view: 
h t tps : / /www. j tu r ne r research .com/ora-
elite-2020.


FINANCIAL 
The pandemic and resulting challenges we 
faced in 2020 will continue to be felt into 2021.  
Fortunately, Snell has sufficient financial 
reserves to weather any disruptions in the 
market.  We have over $77 million in cash and 
marketable securities, after the $13 million 
extraordinary distribution in December 2020. 
Additionally, we have corporate lines of $70 
million.  The liquidity will be used for future 
acquisitions and to provide Snell the ability to 
endure a prolonged downturn in the economy.


We have included a 2020 year-end forecast 
showing the effects of the pandemic on Snell’s 
cash flow.  During the year, we repeatedly 
updated our forecast to reflect apartment and 
office rent delinquencies and other changing 
economic factors.  It is unknown how long it 
will take our hotel and the overall industry to 
recover from the virus.  There will likely not be a 
robust recovery in the hotel business until 
people are vaccinated and comfortable 
traveling again.  


2020 actual cash flow before dividends and 
capital projects was down $5.5 million for the 
year.  The hotel’s performance was the largest 
driver of the variance. A challenging residential 
leasing environment and retail delinquencies 
also contributed to the discrepancy.  Even with 
this decrease, Snell still generated $11.2 million 
in cash flow and remains in excellent financial 
shape.  


As we are entering another tax season, please 
let us know if you need any information for your 
individual taxes. We will provide your tax 
preparer Snell’s projected 2020 and 2021 tax 
estimates.  Additionally, for those shareholders 
that are considering switching their tax 
preparer to CohnReznick, please contact Gary 
Franklin, Tax Partner, at 301-907-2318. 
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ASSET MANAGEMENT 
The COVID pandemic continues to place 
downward pressure on the apartment industry, 
a trend that is expected to continue through at 
least mid-year 2021. A high-level picture of 
2020 performance and projections for 2021, 
including key indicators, are presented below. 


Unemployment: Although unemployment 
numbers began to recover, 2020 net job loss 
e x c e e d e d 9 . 0 m i l l i o n . T h e n a t i o n a l 
unemployment rate fell to a pandemic low of 
6.7% in December, well below the April peak of 
14.5% but still more than twice the year end 
2019 rate of 3.5%. Economic growth in 2021 
depends heavily on the federal government aid 
and stimulus as well as greater control of the 
pandemic. Economic recovery is now projected 
for the second half of the year. 


DC unemployment of 5.6% sits just below the 
national average, which is a 2.7% increase 
over the same time last year but 4.2% better 
than April (peaking at 9.8%). Raleigh and 
Nashville numbers are stronger than DC at 
5.2% and 4.2% respectively, up from 
December 2019 (Raleigh: 2.9% and Nashville: 
2.4%) but down from their peaks in April 
(Raleigh: 11.5% and Nashville: 15.5%).  


Rent Collections: The Snell Portfolio’s average 
December collections of 98.8% compared 
favorably to the NMHC national average of 
93.8% (which is 2.1% lower than December 
2019).  December collections for the DC Metro 
area, Raleigh/Durham, and Nashville were 
95%, 94%, and 96% respectively, slightly 
higher than the national average.   Per Real 
Page, national collection data varied by asset 
class: Class A: 93.3%, Class B: 93.2%, and 
Class C: 86.7%.   Despite strong collections to 

date, Snell continues to work with our 
management partners to minimize the impact 
of eviction moratoriums and rent growth/fee 
restrictions. Rent collection is expected to 
remain a concern through the first half of 2021.


Occupancy and Rental Growth: Market 
experts predict that recovery will begin in the 
second half of 2021 with stabilization in 2022. 
The increase in vacancy and decrease in net 
effective rents over the last few months have 
been noticeably higher in Urban markets.  
Class A downtown DC vacancy averaged 
10.3% at year end 2020 with a 17.9% 
decrease in rents during the last year. Northern 
Virginia (Class A/B) varies by product type. 
Vacancy rates for closer in high-rise product 
averaged 5.7% at year end 2020 with a 16.2% 
annual decrease in rents whereas low-rise 
apartments reported a year end average 
vacancy of 3.7% with a 6.5% decrease in 
rents. Suburban Maryland has fared well during 
the pandemic, due to the heavy employment 
from the Health Sector, with a 3.8% vacancy 
rate and 2.2% year over year rent growth.  


Average occupancy of the Snell portfolio is 
93.2%, below year end 2019 levels of 95.6%, 
but consistent with current national and local 
levels and individual submarkets.


Propelled by strong first quarter performance, 
2020 rent growth for stabilized assets within 
the Snell Portfolio averaged 0.6% over 2019 
results, with a portfolio high of 3.3% growth at 
the James (Annapolis) and a 2.4% decline at 
Elysium (downtown DC). However, when 
comparing monthly results for December 2019 
to December 2020, the decline in rents 
averaged 3.1%, driven by larger declines at DC 
and Arlington assets (avg 5.4%) and a 1.6% 
annual growth at the James.
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2021 Budgets: Budgets were finalized in the 
fourth quarter.  Overall, continued downward 
pressure on demand is projected for the first 
quarter with slow progress beginning in the 
second quarter and recovery in earnest in the 
second half of the year. The Snell portfolio is 
well positioned to benefit from the increases, 
located in markets that are outperforming the 
nation.  Average occupancy of 94.0% is 
projected with year over year rental increases 
of 1.8% (for stabilized assets).  


Retail income is projected to increase 40% 
($350,000) with the completion of the day care 
and restaurant at Dominion. Controllable 
expenses are expected to remain at a 
consistent 25% of Income.


Capital projects consist of a mix of asset 
preservation and value enhancements. 
Significant asset preservation projects include: 
the addition of access control at Monticello 
Falls Church and replacement of the original 
Fire Pump at Shirlington House. Value 
enhancement projects include completion of 
the pool, lobby, elevator and hallway carpet 
renovation program at Dominion Plaza, the 
evaluation of the feasibility of a renovation 
program at Monticello Falls Church, the design 
and implementation of an upgraded (potentially 
expanded) roof deck at the James, creation of 
work from home spaces at The Metropolitan 
and redesign of the common areas at Russell 
Reston Station.


BALLSTON 
DEVELOPMENT 
PARTNERSHIP 
Snell has agreed to a term sheet for the 
redevelopment of the Ballston sites with 

Hoffman & Associates, the developers of The 
Wharf in southwest DC.   As mentioned last 
quarter, Hoffman and Snell will be co-general 
partners in the venture and minority investors, 
with an institutional investor (to be determined 
later) providing the balance of the required 
equity.   Hoffman wil l be leading the 
redevelopment effort with Snell’s regular 
involvement.   Snell also has equal standing 
with Hoffman in most major decisions.


Hoffman is currently in a 60-day study period, 
after which the groups have an additional 45 
days to form their joint venture.   Although the 
groups will be creating a joint venture, Hoffman 
and Snell have already negotiated the basic 
terms under which Snell will ultimately sell the 
land to this venture.   During the study period 
Hoffman will perform the customary due 
diligence on the sites as well as confirm that 
the deal economics still work.  In addition, Snell 
and Hoffman will need to reach agreement on 
the business plan for the venture.   As 
envisioned in the term sheet, that plan is to 
develop a 480-unit apartment building and lots 
for approximately 30 for-sale townhomes.   Our 
groups are currently finalizing a design concept 
in preparation for a meeting with Arlington 
County to gauge their likely support for this 
plan.  Based on prior meetings with the county, 
we think this scheme will check the box next to 
many of their concerns.


The outside date for the venture to close on the 
land is December 31, 2023 with actual closing 
(and groundbreaking) expected earlier that 
year.  Since Snell’s equity requirement will likely 
be less than 10% of the land proceeds, Snell 
plans to use the balance to purchase another 
core multifamily property in late 2023 or early 
2024. 
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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


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


UPCOMING EVENTS 
Annual Shareholder Meeting 

via Zoom, all shareholders welcome


February 27, 2021 
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