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Current Price: $87.57

24-36 Month Target Price: $115.56

Implied Upside: 31.96%



Camden Overview

Business Description

• Camden Property Trust, an S&P 500 Company, is a real 
estate company primarily engaged in the ownership, 
management, development, redevelopment, acquisition, and 
construction of multifamily apartment communities.

• Camden owns and operates 172 properties containing 
58,961 apartment homes across the United States. Upon 
completion of 5 properties currently under development, the 
Company's portfolio will increase to 60,514 apartment homes 
in 177 properties.

Recent Headlines

• Camden has been recognized as one of the 100 Best 
Companies to Work For by FORTUNE magazine for 16 
consecutive years, most recently ranking #33.

• Camden Property Trust completed the acquisition of Fund 
Partnership Interests from its two discretionary investment 
funds from Teacher Retirment System of Texas (TRS), 
including 22 multifamily communities and 7,247 apartment 
homes (~$2.1Bn & asset average age of 12 years).

2Cap IQ, 10-Q, 10-K, and Investor Presentation

Camden Revenue Breakdown

96%

4%

Occupancy Rate

Occupied

Vacant

38%

62%

Asset Class

Class A

Class B

Average Monthly Revenue Rate: $1,999



Average years of 
experience

Worked at another 
company

30 76% 10
Members on Board of Trust 

Managers

Management Team
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Key Company Executives

Richard J. Campo
Chairman & CEO

Keith Oden
Executive Vice 

Chairman & President

Kelvin R. Westbrook
Lead Independent 

Trust Manager

• Was Chairman and CTO since 

1993

• Cofounded Camden's 

predecessor companies in 1982

• Most experience in commercial 

real estate and Trust Management

• Appointed as President in 1993 

and Executive Vice Chairman in 

2019

• 30+ years in trust management

• Member in UT Executive Council 

of the Center for RE Finance

• President and CEO of KRW 

Advisors, LLC, with 16 years of 

consulting for all industries

• Nominated for CPT Board due to

skills in law and corporate finance

Quick Facts

Camden About Us
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Investment Thesis

Camden Property Trust (NYSE: CPT) presents a 
compelling investment opportunity lead by:

• Net Asset Value is at a the lowest historical discount (-35%)

• Camden's attractive balance sheet, contracted cheap debt 

until 2030, and high credit rating is positioning them the best in 

the Real Estate market

• Market is grossly undervaluing Camden from the recent 

spike in interest rates relative to true current asset value

• Camden's strong financials ability to acquire other Real 

Estate Owned (REO) properties at significant discounts in 

event of a market downturn



Financial Summary
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Cap IQ, 10-Q, 10-K, Investor Presentation, Supplemental Data, Bloomberg, and Yahoo Finance

Camden’s financials emphasize the company’s strong margins, low leverage, and healthy returns to shareholders.

Market Cap $9,350MM LTM Revenue $1,534.3MM Dividend Yield 4.5%

Enterprise Value $13,206.5MM LTM EBITDA $890.6MM
Credit Rating

(Fitch, Moody's, 
and S&P)

A-, A3, A-

Total Debt $3,659.5MM LTM Net Income $226.7MM ROIC 4.1%

Cash & 
Equivalents $14.6MM LTM FFO $749.8MM FFOA 8.1%

Unsecured 
RLOC $725.2MM

LTM Gross 
Margin

62.7% FFOE 15.4%

LTM P/AFFO 14.49x Debt/Equity 74.2%
LTM

EBITDA/Debt
.24x



Industry Overview
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Multifamily Supply

Multifamily Demand

Multifamily Growth

• Multifamily has experienced steady growth with increasing 
urbanization and industrialization in the 20th century. Supply 
and demand mechanics point toward further growth for 
Camden as a greater share of the U.S. population are living 
alone and Multifamily starts decrease in 2025 and 2026.

Cap IQ, 10-Q, 10-K, Investor Presentation, Supplemental Data, Bloomberg, and Yahoo Finance



Market Overview

7Sources: Precedence Research, IBIS World, ReportLinker

Market Size / Growth

Camden's addressable market includes the apartment rentals and property management industries operating in the sunbelt 
region of the US.

Key Factors Impacting Market

Higher interest rates increase capital costs, 
decreasing profits on construction, operations, 
dispositions, and refinancing

Low rental vacancy rates and 
decreasing homeownership rates

Industry concentration is low, which allows 
Camden greater potential to capture market 
share

High barriers to entry due to high capital 
requirements and permits

+
+
+

In Billions USD

ConsidersCamden’s total addressablemarket (TAM) by revenuemix

Oversaturation concerns for Class A+ 
properties within geographical markets.-

-



REITs Industry Net Asset Value Discount

Camden is trading at a 35% net asset value discount today (based on a 5.5% cap rate)
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Competitive Landscape

Main Competitors in Sunbelt Region

-MidAmerican Apartment Communities (MAA)

-AvalonBay (AVB)

Market Cap

1. Camden – 9.58B

2. MidAmerican – 14.71B

3. AvalonBay – 23.86B

Debt/Equity

1. Camden – 74.15%

2. Sector Median – 92.02%

Apartment Units

AVB – 89,240 apartment units

MAA – 101,986 apartment units

CPT – 58,961 apartment units

9Cap IQ



Competitive Landscape

Camden's Class A portfolio

• MidAmerican has roughly 65% of their portfolio in Class A assets

• Camden's has 38% Class A assets

Camden's Class B portfolio

• Rents priced 15-25% discount to A units (30% to brand new units) of 

comparable size

• Camden's Class B are 10-30 years old

Camden Has Less Supply Affected

• These 10-30 year old assets will probably not be competing with the 

new development

• Look at an asset being built in a sub-market that affects a Camden 

asset and Camden assets that are less than or more than 10 years 

old – around 15% of their assets are being affected

Competitors AFFO Multiple

• Camden – 13.23x

• MAA – 13.87x

• AvalonBay- 16.4x
10

Cap IQ and Investor Presentation



Price/Funds From Operation
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Current P/FFO
$12.95

Funds From Operation (FFO) is a more accurate way to measure a REITs performance by adding 
back depreciationback to net income & deducts any gains or losses from the sale of an asset

Cap IQ, 10-Q, 10-K, Investor Presentation, Supplemental Data, Bloomberg, and Yahoo Finance



Valuation

12Source: Capital IQ, Bloomberg

Based on Net Asset Value, Discounted Cash Flow, Discount Dividend Model and Trading Comps

Discounted Cash Flow
• Blended Forecasted Revenue Growth: 7.7% (historical 

average: 9.9%)

• WACC: 7.77% 

• Terminal Growth Rate: 3.4% (average inflation rate)

Trading Comps

Target
$115.56

Current
$87.57

Net Asset Value
• Cap Rate: 5.5% (Greystar Analyst)

• NOI growth used: 2% (7.6% historical average)

• Current Dividend Yield: 4.5%

• Average Dividend Growth: 5.74%

• Growth Rate Used: 4%

Discounted Dividend Model

• Size

• Asset Class/Style

• Geographical Operations



Strong Credit

• 89.9% of assets are unencumbered ~$16Bn

• 91.1% unsecured debt

• 4.2% weighted average interest rate on all debt

• 77% fixed rate debt

• Weighted average maturity 5.8 years

• Ratio of unencumbered assets/unsecured debt: 3.6x

• Fixed Charge Expense Ratio: 6.9x

• Strong liquidity: $739.8MM (14.6MM cash & 

$725.2MM available under its revolving line of credit)

13Cap IQ, 10-Q, 10-K, Investor Presentation, Supplemental Data

Strong Credit Ratings

A3 Stable A- Stable A- Stable

Moody’s Fitch S&P’s

Future Scheduled Maturities

Total Enterprise 
Value: $13.2B



Catalysts

14Cap IQ, Earnings Call, and 10-Q

Interest Rate Decreases

• Interest rates are inversely 
related to real estate prices

• Recent CPI index reported at
3.2% which signals that rates 
could decrease

• Camden saw a 4% stock 
increase the day of the CPI 
release

Small Private Multi-
Family Failures

• Private multi-family real 
estate owners hold a higher 
leverage and less access to
liquidity from capital 
markets than REITs

• With increases in debt 
servicing could be Real 
Estate Owned (REO) by the 
bank

• Camden could pick the 
highest REO deal at a steep 
discount

Competition of 5 
Pipeline Properties

• US apartments
construction have slowed 
from 550,000 units to
200,000 units

• Contractors are starving 
for work and will likely lead 
to decreases in 
construction cost if 
managed properly



Risks, Mitigants, & Sensitivity Analysis

15Cap IQ, 10-K, and 10-Q

Rising Operating 
Costs

• Hedging against energy and 
insurance costs

• Passing costs onto tenants to 
relieve their bottom line

Interest Rate Risks

• Diverse set of debt (Both Fixed & 
Floating) and Interest Rate Swaps

• Extending Debt Maturities (Blended 
Rates)

Lease Concentration 
Risk

• Diversification in targeted tenants
• Expansion into newer markets 

geographically

Competition

• Acquisition of high-end asset class 
properties

• Effective uses of AI Technology to 
improve efficiency and effectiveness.

Risks Mitigants

Bull Case

$160.44 (83.2% Upside)

Base Case (Target)

$115.56 (31.96% Upside)

Bear Case

$88.70 (1.3% Upside)



Summary
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Based on a current share price of $87.57, we see a 31.96% upside with an implied share price of 
$115.56

Prestine Credit 
Track Record

Fortress 
Balance Sheet

Valuation

A- credit rating for over 4 years showcases Camden's resilientability 
to make deals in a recessionaryenvironment and seize future failed 
apartments at a steep discount

Emphasis on managements ability to lower interest rate risk

Trading below publicly-traded peers. Intrinsically undervalued based 
on net asset value, discount dividend, and discounted cash flow 
methodology



Appendix
Section II: Price Action & Additional Data

17



Cost of Buying vs Renting in America

18Sources: Visual Capitalist



19Sources: Investor Presentation



Strong Capital Structure

20Sources: Investor Presentation



FED Dot Plot September 20, 2023

21Sources: Investor Presentation



Multifamily Starts and Completions

22Sources: Investor Presentation



Multifamily Supply

23Sources: Investor Presentation



Customer Segments

24Sources: Investor Presentation



Debt Structure

25Insert Sources Here



Liquidity, Covenants, and Increasing Costs

Increases in general costs such 

as:

Management – 17.48% (Y/Y

Comparison)

Maintenance – 12.59% (Y/Y 

Comparison)

Insurance –

Significantly increased recently

Taxes – 8.7%

Raising debt costs- 6.5% going 

rate

2610-Q



Camden VS Avalon Bay FFO/Share

27Insert Sources Here



Net Asset Value Discount

28Insert Sources Here



MAA apartment markets

29Insert Sources Here



Net Asset Value Model

30Cap IQ, 10-Q, 10-K, Investor Presentation, Supplemental Data, Bloomberg, and Yahoo Finance



Comps & Dividend Discount Model
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Discounted Cash Flow

*Recurring Capital Expenditures are based on sell-side estimates

32
Cap IQ, 10-Q, 10-K, Investor Presentation, Supplemental Data, Bloomberg, and Yahoo Finance


