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Interest Rates & REITs

be factual and up-to-date, but we do not guarantee its accuracy. Index definitions and full disclosures are available at HoyaCapital.com.

CAPITAL
REITs Have Outperformed in 2025 Following the Year-End Slide in 2024

Hoya Capital Real Estate Indexes Saturday, April 19, 2025 I U.S. Benchmark Equity ETFs Lot il F d w h R T k iIREIT:2
Cell Tower S&P 500 Index 5,283 S&P 500 (Large-Cap) HACe. e atch - Rate Cut Tracker 5%
Healthcare 10-Year Yield | A (bps) 4.32% -25 | |S&P 400 (Mid-Cap) June 2025
Casino & Gaming 2-Year Yield | A (bps) 3.80% -44 | |S&P 600 (Small-Cap)
Net Lease Nasdag 100 Fed Funds Rate Cuts Now Last Week LastMonth  Sep 2024
Single Family Rental Dow Jones 4.00% 2 6% 22% 13% 5%
Manufactured Home I R E I Tﬁ.@”ﬁ e T 4.25% 1 60% 63% 54% 2%
Equity REIT Index H OY A Short-Term Treasury 4.50% Current 34% 15% 33% 0%
Self-Storage WA Tl Implied Interest Rate 4.32% 423%  430%  3.60%
el el oroTemTrezsy  EA45% | [oddsof Cut  66% | Rate(Abps) | 9 2 70
Industrial Investment Grade Corp 1.0% -
Timber Year-to-Date Performance |, v conorste 0.3% Implied Cuts (Jun) 0.7 11 0.8 3.6
High Dividend REIT Index oy Gl 1S Pt o ictry Seciors Preferred Stock Source: CME FedWatch Tool - Target Rate Probabilities Saturday, April 19, 2025
Mortgage REIT Index Real Estate Insurance Residential MBS December 2025
Strip Center Residential REITs -0.1% Commercial MBS Fed Funds Rate Cuts Now Last Week Last Month  Sep 2024
Billboard Technology & Brokerage Commodities & Curency ETFs 3.25% 5 17% 15% 3% 359%
i e S B s
Data Center Homebuilding Products Natural Gas o : s - 2N g
Office Home Improvement Retail Gasoline 4.00% 2 13% 15% 32% %
Cannabis Homebuilders Gold Implied Interest Rate 3.66% 3.71% 3.90% 3.20%
Hotel & Lodging T US Dollar Odds of Cut  100% Rate (A bps) -5 -24 46

Itis not possible to invest directly in an index. Index performance does not reflect the performance of any fund or other account managed or

serviced by Hoya Capital. Hoya Capital Real Estate advises two ETFs tracking the HOMZ and RIET Index. Information presented is believed to Implied Cuts 3.4 3.2 2.4 5.2




gt il
HOYA CAPITAL
REAL ESTATE

The REIT Universe
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REITs Involved Across Entire U.S. Economy
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The U.S. Real Estate Universe

REIT Sector Indexes #of REITs REIT Market Value (8B)  Percentof Total % Private Market  Total Market Value ($B)
Healthcare 18 $200 14.3% 10% $2,670
Cell Tower 3 $169 12.1% 75% $300

Industrial 11 $167 11.9% 10% $2,230

Data Center 3 $155 1.1% 50% $410
Apartment 14 $136 9.7% 5% $3,630
Net Lease 21 $108 7.7% 15% $960

Self-Storage 5 $96 6.9% 30% $430
Strip Center 14 $65 4.7% 15% $730

Regional Mall 4 $63 4.5% 60% $180
Mortgage* 39 $61 4.5% 5% $1,630

Office 25 $51 3.7% 5% $1,580
Casino & Gaming 2 $48 3.4% 40% $160
Single Family Rental 2 $35 2.5% 1% $4,380
Manufactured Home 3 $31 2.2% 15% $280

Hotel & Lodging 15 $30 2.1% 3% $1,670
Timber 3 $29 2.1% 20% $200
Billboard 2 $15 1.1% 60% $30
Cannabis 5 $3 0.2% 5% $70
Farmland 2 $1 0.1% 1% $120
Diversified/Other 5 $1 0.0% 0% --
REIT Universe 196 $1,404 - 15% $21,660,000

*Mortgage REITs Excluded From Total. REIT Leverage: 35%

REITs have historically
provided:

Advantages & Characteristics of REITs
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Liquidity Diversification

REITs have historically
provided:
Low correlation with

u other stocks and

Ability to buy/sell like
other stocks, mutual

funds and ETFs. bonds.

Opportunities for Higher risk-adjusted
tactical asset _ returns.

allocation. An investment in real,
Easy portfolio tangible assets.
rebalancing.

$1.4 Trillion

Total equity market capitalization
of the FTSE Nareit All REITs Index
including mREITs.

29
REITs

29 REITs are constituents of the S&P 500.

Q

Transparency

REITs have historically
provided:

Corporate governance
aligned with
shareholders interests.
Audited financial
reports.

S111b

REIT activities resulted in the
distribution of $111.2 billion of
dividend income in 2019.

2=

Dividends

REITs have historically
provided:

Dividends & wealth
accumulation.
Regular income from
rents.

Reduced portfolio
volatility.

205

REITs

S3.5t

S102b

Listed REITs raised $102 billion in
public market offerings in 2020.

|+hl

Performance

REITs have historically
provided:

Total returns above the
S&P 500 over the past

25 years.
Higher returns than
corporate bonds.

Arein the FTSE
Nareit All REITs
Index.

REITs of all types
collectively own more
than $3.5 trillion in
gross assets across
the U.S., with stock-
exchange listed REITs
owning over $2.5 trillion
inassets. U.S. listed
REITs have an equity
market capitalization of
more than $1 trillion.
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REIT External Growth
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REIT External Growth Has Slowed in Higher Rate Environment...

Completion

But Still A Large Development Pipeline Awaiting

IAcquisitions (TTM)
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Transaction Activity: 4024 & Trailing Twelve Months (TTM)

REIT Sector Net Acquisitions

W Dispositions (TTM) e et Acquisitions (TTM)

Acquisitions: $16.99B (TTM: $46.54B)
- Dispositions: $15.22B (TTM: $39.14B)
Net Purchase: $1.67B (TTM: $7.40B)

2024 Was Slowest Year for REIT
Transactions Activity Since 2018
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Acqusitions Are Major Component of REIT
Dividend Growth - And Are Driven By Relative
Valuations (Public vs. Private)

3. n 638 63.8

9,

Source: NAREIT T-Tracker

TIM Net Acquisitions, $B

$1408

$1058

$708

$358

$0B

-$358

-$708

M Storage m Data Center m Healthcare

™ Residential

Hgmm REIT Development Pipeline

M Retail Industrial

Development Pipeline Has Pulled Back Since 2022 Peak
4024: $39.62B (22% Below 2022 Record Highs)

REITs Are Now Some of the Most
Active Builders in the Country

.....

Pipeli 2019
Data Centers: 167%
Healthcare: 43%
Industrial: 13%

Self-Storage: 15% Development
Residential: 10% Essentially Shut-
REIT Total: 3% Down During

Retail: -27% Financial Crisis

Office: -39%

|||||

REITs Were Generally
Not Active Developers |
Before the Mid-2000s

Source: NAREIT T-Tracker
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Animal Spirits Were Finally Starting To Come
Back to Life As Valuations Rebound, Including

Several IPOs iREIT: bt
HovA” REIT Acquisitions & Dispositions By Sector i
$108
REIT IPO ACtIVIty Plcked u ln 2024 iREIT: o 4 TTM Total by Sectorin Q4 2024 | Source: NAREIT T-Tracker L
HUYACAHW p HOX . ‘ Acquisitions Dispositions Net Purchase
88
mmm PublicListings ~ —==Capital Raised o
40 - - $9,000 Net Lease, Industrial, Healthcare
REIT Public Listings in 2023 & 2024 $68 :
Savings &Loan Crisis of Late Lineage Logistics (LINE)- $5.1B $8.000 o BT ooy et Biyens
35 1980s Early 1990s Sparked FrontView (FVR)- $251M = e
Dawn of ‘Modern REIT Era American Healthcare (AHR)- $750m s'nm';e:;';;izlr:‘;:'h_"gz AT 000 8
30 - Curbline (CURB)- $2.5B - $7,00 $38
Peakstone (PKST)- $724m o
Sila Realty (SILA) - $50M L $6,000 ! : )
25 - i . Y : g 5038 . -
20 - 518 ? ag SF Rental Jl Malls JRUMF Home 1Cell Tower
Dot-Com Bubble and Post 9/11 - $4,000 $28 e (o251
Recession Sparked Wave of
15 - REIT IPOs in Early 20005 $38
L $3,000
$48
10 - $2.000 558 Office and Cell Tower REITs Have
T e Been Active Net Sellers
> g i 5 L $1000 578
00 588
0 - = $0 98
|P0591 92 93 94 95 96 97 98 99 00 01 02 03 04 05 06 07 08 09 10 11 12 13 14 15 16 17 18 19 20 21 22 23 24 s
Source: NAREIT REITWatch, Renaissance Capital $M ﬁ Net BuyerS Neutl'al Net SE"EI‘S ‘=>
-$118
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Most REITs Have Been Able To Defer/Delay New
Capital Raises in Hopes of “Waiting Out” the Fed

HUYACAPM REIT Capital Raising A

m Common Equity m Preferred = ATM  m Debt
L $1408
; e o 136
REITs Capital Raising Activity Has Rebounded,
But Remains 50% Lower Than 2019-2021 L s1208
Levels As REITs Continue to "Wait Out" the Fed Fundraising in
113 706 2024 Was
97 7 17%Above | [ %1008
2024-Levels
I $80B
I $60B
I $40B
L $20B
- $0B

2011 2012 2013 2014 2015 2016 2017 2018 2019 2020 2021 2022 2023 2024

Source: NAREIT REITWatch

..Unlike in The 2008-2010 Period When REITs
Were Forced to Issue Equity At Dilutive Valuations

el Letadied Why This Time Was Different for REITs Hoy,:\o%

Equity Capital Raised As Percent of Market Cap
- 8.0%
- — REIT Shareholders Faced Significant A
During Last Crisis, R.EITs Dilution During & Immediately After The
Viote Forced 1p Ralc Crisis As REITs Were Forced To Raise = Bk
Capital At Exactly The 5.8% Capital At Impaired Valuations
Wrong Time, Expanding 5.0%
Share Count By 40%
Strong Balance Sheets Have Prevented L 4.0%
This Dynamic Amid Coronavirus Crisis &
Subsequent Fed Tighteing L 30%
27% |, o [26% 5 50 . i
1.0%
- 0.0%

2002 2003 2004 2005 2006 2007 2008 2009 2010 2011 2012 2013 2014 2015 2016 2017 2018 2019 2020 2021 2022 2023 2024
Source: NAREIT

In This Case, Debt Is Better Than Alternative: No
Capital At All
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Higher Rates Have Pressured Public REITs Since Mid-

2022 As

“Rates Up, REITs Down” Correlations Remain in Full-

Force

Despite Recent Rebound, REITs Have Still Accumulated
Roughly 45 Percentage Points of Underperformance

Rates D REITs Up? 5V
HUYA CAP“AL dalés boOwNn, S P ¢« HOYA
REITs Usually Trade With High Correlations To Long-Term Treasuries e
REITs Have
- Performance Since First Fed Hike Outperformed S&P 122
S&P 500 (SPY): +38.1% oy oy 2E% o i
ince January 15
Real Estate (VNQ): -1.6% - 117
Total Returns March 16, 2022 - Mar 25, 2025 T
N REIT e
{4 107
90 + i
102
80 > ‘ pos
“ )
70 ‘
% REIT-Rate Correlahons Were 10 Year Treasury Price 87
\ Extremely High From 2013-2019 (Inverse of Yield)
60 + - - - - ! } : } } 82
Sep-15 Sep-16 Sep-17 Sep-18 Sep-19 Sep-20 Sep-21 Sep-22 Sep-23 Sep-24

vs. S&P 500
iREIT:
HUYACAPML REIT Are Cheap vs. S&P 500 +ova
REIT Valuations Remain Historically Cheap Compared to S&P 500 Stocks
REIT Valuaton Discount -2
» (S&P 500 P/E - REIT P/FFO)
2014-2022: -4.5x - 23
i Current: -11.6x S&P 500
A
30
- 19
25
20 ‘ af
. REIT | 45
P/FFO
10 | ; ; ; ; ‘ : ‘ : ‘ ‘ +~ 13
12 13 14 15 16 17 18 19 20 21 22 23 24 25
S&P 500 P/E Source: NAREIT T-Tracker, Y-Charts Forward FFOx Multiple
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REIT Valuations

For REITs, Being Too Cheap Isn’t Necessarily Good. REITs
Have Traded With Persistent NAV Discounts For Past

REIT Sector Now Trading Back in “Fair Value” Range,

But Small-Caps Still Deeply Discounted

Decade

lelstlid  REIT Price/FFO Valuati HOYA
HOVACIPTEL rice aluations ~GvA
REALSTAE REITs Are Looking Cheap Once Again, Particularly Mid-Cap & Small-Cap REITs
- 26
. Price/FFO Multiples Market Cap & %
Expensive Market-Cap Weight: 17.2x Weighted & W I
Equal Weight: 15.2x Average
Post-Recession Average: 18.0x - 22
March 2020 Lows: 15.0x

- 20

18

........

16

- 14
REITs Valuations Have Rebounded
Chea P From Late 2023 Lows, Now Trading
in Fair Value Range e
‘ ‘ ! ‘ ‘ : : : ‘ : ; 10
7 11 12 13 14 15 16 17 18 19 20 21 22 23 24
Source: NAREIT T-Tracker Forward FFOx Multiple
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REIT NAV Premiums

REITs Briefly Traded WIth NAV Premiums in Mid-2024, But Have Returned to Discounts

IREIT:
HOYA

NAV Premium

REITs Generally Traded At Steady
NAV Premiums in Early 2000s

...But Have Traded With Persistent
Discounts Since Great Financial Crisis

NAV: Net Asset Value Implied by Private
Market Valuations of REIT Properties

NAV Discount

Source: NAREIT T-Tracker

NAV Premiums Determine the "Flow"
of Real Estate Assets Between Public | - 20%
& Private Markets
Premium to - 10%
Net Asset
0%
- -10%
- -20%
L -30%

NAV Premium/Discount
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REIT Dividend Fundamentals
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Dividends Have Rebounded, But Payout Ratios Historically Low

Lngunideniintil il IREIT.
HOVACAPTAL REIT Dividend Pavout Ratio "<~
110%
REIT Dividend Payout Ratio: Regular Cash Dividends On Common Stock as a Percent of Funds from Operations
105%
100%
5 95%
Coverage Ratios Have Improved
e As REIT FFO Increase Have 90%
2. mlEN. Outpaced Dividend Increases
g LT - 4 85%
e T Akl
it fial ™ S R 80%
75%
B
70%
65%
REIT Dividend Payout Ratios Are Still fo e
y TTM Payout Ratio in Q4 2024: 69.4%
Well Below Historical Averages 20-Year Average: 78% 55%
50%
2000 2001 2002 2003 2004 2005 2006 2007 2008 2009 2010 2011 2012 2013 2014 2015 2016 2017 2018 2019 2020 2021 2022 2023 2024
Source Nareit T-Tracker Percent

10



it Capturing Thematic Growth Trends HOMZ

The Housing ETF

The U.S. Has Been Underinvesting in Housing Since the Great Financial Crisis, Leading To Rising
Costs & Growing Share of Household Spending

2

,ng%% HUYACAHTAI. Housing Accounts For a Growing Share of Total Spending 3%

Relative Importance of CPI: Shelter in CPI:U Basket 34%

HWMOYACAPML The 2010s Was A Decade Of Underbuilding

Annualized Housing Starts As A Percent of U.S. Population Aged 25+

1.2%
Housing Starts By Decade & Population Housing Shortage: The US Has Not Built Enough Housing Is Single-l.argest Component 33%
1960s: 14m (195m People) - 7.1% New Homes Over The Last Decade § i
1970s: 18m (215m People)- 8.3% T o of the Consumer Price Index Basket
1980s: 15m (235m People) - 6.4% ..Lea |ng.o erﬁlstenty igher Housing Inflation . 32%
(Inflation-Adjusted Rents & Home Values)
1990s: 14m (265m People) - 5.2% Relative Importance of CPl:Shelter
2000s: 15m (295m People) - 5.1% . S 31%
A A 2010s: 10m (320m People) - 3.1% | Us% 1957:18% A
Post WWII Average 1 987. 27% A 30%
* o
Total Housing Starts 0.6% 2017:33% A
29%
0.4%

28%

27%

Multifamily Starts 26%

1982 1984 1986 1988 1990 1992 1994 1996 1998 2000 2002 2004 2006 2008 2010 2012 2014 2016 2018 2020 2022 Jan-88 Jan91 Jan94 Jan97 Jan-00 Jan-03 Jan-06 Jan-09 Jan12 Jan15 Jan18
US Census Bureau US Bureau of Labor Statistics. Consumer Price Index, 2020.

We believe that this underbuilding has led to an acute housing shortage across many major housing markets and has resulted in persistent
housing inflation. A secondary effect is the aging of the U.S. housing stock and the accumulation of deferred home improvement spending.

Gross domestic product (GDP) is the monetary value of all the finished goods and services produced within a country's borders in a specific time period. The Consumer Price Index (CPl) is a measure of the average change over
time in the prices paid by urban consumers for a market basket of consumer goods and services. Residential Fixed Investment consists of new construction of permanent-site single-family and multi-family units, improvements to
housing units, expenditures on manufactured homes, brokers’ commissions on the sale of residential property, and net purchases of used structures from government agencies. 1
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Impact of Tariffs to REITs

REITs Are Largely Immune to Direct Tariff Impacts, But Some Goods-Oriented Sectors Face Indirect
Impacts

REAL ESTATE REAL ESTATE REAL ESTATE
Tariff Sensitivity General Economic Sensitivity Interest Rate Sensitivity
Potential Impact From Tariff Effects Exposure To General Economic Slowdown Impact from Changes in Interest Rates
Timber High Hotel High Healthcare High
Farmland High Timber High Manufactured Home High
Industrial High Mall High Net Lease High
Hotel Medium/High Billboard High Storage High
Mall Medium/High Industrial Medium/High Farmland Medium/High
Shopping Center Medium/High Office Medium/High Cell Tower Medium/High
Data Center Average Gaming/Casino Medium/High Single Family Rental Medium/High
Billboard Average Shopping Center Average Data Center Average
REIT Average Average REIT Average Average Apartment Average
Office Average Data Center Average REIT Average Average
Healthcare Medium/Low Cell Tower Medium/Low Gaming/Casino Medium/Low
Gaming/Casino Medium/Low Apartment Medium/Low Shopping Center Medium/Low
Cell Tower Medium/Low Single Family Rental Medium/Low Industrial Medium/Low
Net Lease Medium/Low Farmland Medium/Low Office Medium/Low
Storage Low Healthcare Low Timber Low
Apartment Low Net Lease Low Mall Low
Single Family Rental Low Storage Low Billboard Low
Manufactured Home Low Manufactured Home Low Hotel Low

12



Contact Info

David Auerbach
Chief Investment Officer

David.Auerbach@HoyaCapital.com
833-HOYA-CAP Ext: 2

Hoya Capital Real Estate, LLC rr ﬂ'].] mﬂii www.HoyaCapital.com
137 Rowayton Avenue, Suite 430 ® Wiz (833) HOYA - CAP
Rowayton, CT 06853 RIE T HOMZ Invest@HoyaCapital.com
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