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Executive Summary 

The COVID-19 recession has had an incredibly short incubation period.  Fears 
about the virus’ direct impact on health started to impact share prices less than five 
weeks ago.  Those were soon compounded once the enormous costs of mitigation 
started to come into view.  Now, policy makers are frantically fixing leaks as they 
appear in the plumbing of the global financial system.  Each of these variables is 
impacting the valuation of REITs and real estate. 

The fallout from what promises to be a record-breaking plunge in GDP should have 
somewhat predictable impacts across property sectors.  The outlook is complicated, 
however, by outsized effects on properties that serve as gathering spots and/or cater 
either to tourists or an older crowd.  The market has had time to pass a preliminary 
judgment on how these risks add up. 

Less clear is whether the market has discounted the impact that cash flow 
disruptions/excessive leverage might have on REITs with less-than-pristine balance 
sheets.  And there are plenty of them: 25% of US REITs now have leverage ratios 
(debt/enterprise value) in excess of 60%.  Balance sheets have been easy to ignore 
in recent years, but they will serve as sizable return differentiators going forward.   

To help clients better track fast-changing valuations, while also keeping an eye on 
balance sheet strength, we’re simultaneously unveiling a new publication, REITs 
Amid a Pandemic.   
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The Sum of All Fears: As recently as five weeks ago, investors were paying little heed 
to news about the COVID-19 threat beyond the disruption it was causing to supply-
chains for goods sourced in China.  It has now become the only thing they care 
about.   

As those weeks have unfolded, fears that were once focused primarily on the direct 
impact of the disease itself, transitioned to the enormous economic costs involved 
in containing it, and more recently to concerns about the ability of the global 
financial system to withstand the many stresses that are starting to mount.  The 
sum of these fears has had a dramatic impact on the price of every asset, the most 
startling of which is the 32% decline in the value of the US equity market.   

The first two fears were discussed three weeks ago, in A Most Unwelcome Visitor.  
The extent to which COVID-19 will directly impact a given property type is a 
function of several factors, including the extent to which: 1) it serves as a place for 
communal interaction; 2) its fortunes are tied to travel; and 3) it caters to an older 
crowd.  Sectors where an outsized impact will occur include hotels, net-lease 
casinos, skilled nursing facilities, senior housing, non-grocery retail, and student 
housing.  These impacts have generally been elaborated on in follow-up reports by 
our respective sector teams.  In most other property sectors, the disease itself is 
unlikely to create a demand shock beyond what might occur in a sharp economic 
downturn.   

The impact of an economic downturn on any given property sector is also a function 
of three variables: 1) the extent to which demand for space is affected by economic 
vigor; 2) operating profit margins; and 3) the protection afforded by long-term 
leases.  Hotels are in a class of their own when it comes to economic risk, followed 
by retail, office, and industrial.  Sectors that have historically held up well during 
downturns include health care, net lease, self-storage, and manufactured housing.   

At the time A Most Unwelcome Visitor (3/4/20) was published, the idea that REIT 
balance sheets might be tested seemed a bit far-fetched.  To be sure, there have long 
been a couple of handfuls of US REITs that warrant modest pricing discounts due 
to excessive leverage, but, as evidenced by the industry’s average leverage ratio of 
35% (liabilities/private-market asset value) as of the start of this year, most REITs 
had been doing a reasonable job of minimizing balance sheet risk.  That piece was, 
however, written 8000 points ago in the ongoing plunge of the DJIA.  
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Now, news stories are starting to pop up that seem uncomfortably familiar to 
anyone who lived through the Global Financial Crisis. The Fed is buying MBS and 
flooding repo markets with liquidity; it is backstopping money market funds and, 
perhaps soon, business loans; and Congress is rushing to throw at least a trillion 
dollars at citizens/businesses. This may be well and good, but medicine this strong 
is normally reserved for only the most desperate situations. 

There are, to be sure, large differences between then and now. Today's banks are 
far better capitalized, which alleviates fears of a true credit crunch, and the 
"whatever it takes" mentality is so pervasive in the minds of policy makers that 
responses will be swift and aggressive. A financial crisis loosely akin to the G FC is 
more plausible than it seemed a few weeks back, but it is still unlikely. 

The experiences from that era are nevertheless illustrative. Whereas COVID is the 
"only thing that matters" today, balance sheets held that title during '08j'o9. As 
equity values plunged and balance sheet metrics worsened, half of all US equity 
REITs felt compelled to issue equity at distressed share prices. The infamously 
dilutive impact this had on long-term total returns serves as the sector's biggest 
black eye over the past four decades. REITs that avoided balance sheet stress 
dramatically outperformed those that didn't. Even if the coming recession only 
remotely resembles the last downturn, REIT balance sheets will be a large 
differentiator of returns. 

And there is reason to think that is in the cards. The collapse in REIT share prices 
has been akin to an ebb tide that has exposed plenty of naked swimmers: 10 REITs 
in our US coverage universe now have Debt/Enterprise Value ratios north of 70% 
and another 13 are above 60%. Put differently, more than a quarter of our coverage 
universe has leverage that is excessive by any normal standard. The north-of-70% 
group is comprised exclusively of REITs in risky sectors, such as hotels, retail, and 
office. Even if cash flow disruptions are not in the cards - and they are - REITs 
with such high leverage are clearly operating with sub-optimal capital structures. 
Equity raises, painful as they may be, will be a necessary dose of medicine for 
companies striving to maximize shareholder wealth. 

To view the full report, please contact 
our sales team at 949.640.8780 or 
inquiry@greenstreetadvisors.com 
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7HUPV�RI�8VH 

3URWHFWLRQ� RI� 3URSULHWDU\� 5LJKWV�� 7R�WKH�H[WHQW�WKDW�WKLV�UHSRUW�LV�LVVXHG�E\�*6$��86���WKLV�PDWHULDO�LV�WKH�SURSULHWDU\�DQG�FRQILGHQWLDO�LQIRUPDWLRQ�RI�*UHHQ�6WUHHW�$GYLVRUV��//&��DQG�LV�
SURWHFWHG�E\�FRS\ULJKW���7R�WKH�H[WHQW�WKDW�WKLV�UHSRUW�LV�LVVXHG�E\�*6$��8.���WKLV�PDWHULDO�LV�WKH�SURSULHWDU\�DQG�FRQILGHQWLDO�LQIRUPDWLRQ�RI�*UHHQ�6WUHHW�$GYLVRUV��8�.���/LPLWHG��DQG�LV�SURWHFW�
HG�E\�FRS\ULJKW� 

7KLV�UHSRUW�PD\�EH�XVHG�VROHO\�IRU�UHIHUHQFH�IRU�LQWHUQDO�EXVLQHVV�SXUSRVHV���7KLV�UHSRUW�PD\�QRW�EH�UHSURGXFHG��UH-GLVWULEXWHG��VROG��OHQW��OLFHQVHG�RU�RWKHUZLVH�WUDQVIHUUHG�ZLWKRXW�WKH�SULRU�
FRQVHQW�RI�*UHHQ�6WUHHW���$OO�RWKHU�ULJKWV�ZLWK�UHVSHFW�WR�WKLV�UHSRUW�DUH�UHVHUYHG�E\�*UHHQ�6WUHHW� 

(($�5HFLSLHQWV��)RU�XVH�RQO\�E\�3URIHVVLRQDO�&OLHQWV�DQG�(OLJLEOH�&RXQWHUSDUWLHV��*6$��8.��LV�DXWKRUL]HG�E\�WKH�)LQDQFLDO�&RQGXFW�$XWKRULW\�RI�WKH�8QLWHG�.LQJGRP�WR�LVVXH�WKLV�UHSRUW�
WR��3URIHVVLRQDO�&OLHQWV��DQG��(OLJLEOH�&RXQWHUSDUWLHV��RQO\�DQG�LV�QRW�DXWKRUL]HG�WR�LVVXH�WKLV�UHSRUW�WR��5HWDLO�&OLHQWV���DV�GHILQHG�E\�WKH�UXOHV�RI�WKH�)LQDQFLDO�&RQGXFW�$XWKRULW\��7KLV�UHSRUW�LV�
SURYLGHG�LQ�WKH�8QLWHG�.LQJGRP�IRU�WKH�XVH�RI�WKH�DGGUHVVHHV�RQO\�DQG�LV�LQWHQGHG�IRU�XVH�RQO\�E\�D�SHUVRQ�RU�HQWLW\�WKDW�TXDOLILHV�DV�D��3URIHVVLRQDO�&OLHQW��RU�DQ��(OLJLEOH�&RXQWHUSDUW\����
&RQVHTXHQWO\��WKLV�UHSRUW�LV�LQWHQGHG�IRU�XVH�RQO\�E\�SHUVRQV�KDYLQJ�SURIHVVLRQDO�H[SHULHQFH�LQ�PDWWHUV�UHODWLQJ�WR�LQYHVWPHQWV��7KLV�UHSRUW�LV�QRW�LQWHQGHG�IRU�XVH�E\�DQ\�
RWKHU�SHUVRQ��,Q�SDUWLFXODU��WKLV�UHSRUW�LQWHQGHG�RQO\�IRU�XVH�E\�SHUVRQV�ZKR�KDYH�UHFHLYHG�ZULWWHQ�QRWLFH�IURP�*6$��8.��WKDW�KH�VKH�LW�KDV�EHHQ�FODVVLILHG��IRU�WKH�SXUSRVH�RI�
UHFHLYLQJ�VHUYLFHV�IURP�*6$��8.���DV�HLWKHU�D��3URIHVVLRQDO�&OLHQW��RU�DQ��(OLJLEOH�&RXQWHUSDUW\���$Q\�RWKHU�SHUVRQ�ZKR�UHFHLYHV�WKLV�UHSRUW�VKRXOG�QRW�DFW�RQ�WKH�FRQWHQWV�RI�
WKLV�UHSRUW� 

5HYLHZ�RI�5HFRPPHQGDWLRQV� 
· 8QOHVV�RWKHUZLVH�LQGLFDWHG��*UHHQ�6WUHHW�UHYLHZV�DOO�LQYHVWPHQW�UHFRPPHQGDWLRQV�RQ�DW�OHDVW�D�PRQWKO\�EDVLV�
· 7KH�UHVHDUFK�UHFRPPHQGDWLRQ�FRQWDLQHG�LQ�WKLV�UHSRUW�ZDV�ILUVW�UHOHDVHG�IRU�GLVWULEXWLRQ�RQ�WKH�GDWH�LGHQWLILHG�RQ�WKH�FRYHU�RI�WKLV�UHSRUW� 
· *UHHQ�6WUHHW�ZLOO�IXUQLVK�XSRQ�UHTXHVW�DYDLODEOH�LQYHVWPHQW�LQIRUPDWLRQ�VXSSRUWLQJ�WKH�UHFRPPHQGDWLRQ�V��FRQWDLQHG�LQ�WKLV�UHSRUW�� 

*UHHQ�6WUHHW¶V�'LVFORVXUH�,QIRUPDWLRQ 

2WKHU�,PSRUWDQW�,QIRUPDWLRQ 

0DQDJHPHQW�RI�&RQIOLFWV�RI� ,QWHUHVW��&RQIOLFWV�RI�LQWHUHVW�FDQ�VHULRXVO\�LPSLQJH�WKH�DELOLW\�RI�DQDO\VWV�WR�GR�WKHLU�MRE��DQG�LQYHVWRUV�VKRXOG�GHPDQG�XQELDVHG�UHVHDUFK���,Q�WKDW�VSLULW��*UHHQ�
6WUHHW�DGKHUHV�WR�WKH�IROORZLQJ�SROLFLHV�UHJDUGLQJ�FRQIOLFWV�RI�LQWHUHVW� 

· *UHHQ�6WUHHW�HPSOR\HHV�DUH�SURKLELWHG�IURP�RZQLQJ�WKH�VKDUHV�RI�DQ\�FRPSDQ\�LQ�RXU�FRYHUDJH�XQLYHUVH� 
· *UHHQ�6WUHHW�HPSOR\HHV�GR�QRW�VHUYH�DV�RIILFHUV�RU�GLUHFWRUV�RI�DQ\�RI�RXU�VXEMHFW�FRPSDQLHV� 
· 1HLWKHU�*UHHQ�6WUHHW�QRU�LWV�HPSOR\HHV�DQDO\VWV�UHFHLYHV�DQ\�FRPSHQVDWLRQ�IURP�VXEMHFW�FRPSDQLHV�IRU�LQFOXVLRQ�LQ�RXU�UHVHDUFK�
· 2Q�RFFDVLRQ��*UHHQ�6WUHHW�DQDO\VWV�PD\�EH�FRQWDFWHG�E\�FRPSDQLHV�ZLWKLQ�WKH�ILUP¶V�FRYHUDJH�XQLYHUVH�UHJDUGLQJ�SRWHQWLDO�HPSOR\PHQW�RSSRUWXQLWLHV� $GGLWLRQDO�GLVFORVXUH�ZLOO�EH�

PDGH�ZKHQ�DSSURSULDWH� 
· 7KH�UHVHDUFK�DQDO\VWV�ZKR�DXWKRUHG�WKLV�UHSRUW�PD\�KROG�VKDUHV�RI�WKH�QRQ�5(,7�FRPSDQLHV�PHQWLRQHG�LQ�WKLV�UHVHDUFK�UHSRUW���7KHVH�DUH�QRW�FRPSDQLHV�LQ�RXU�FRYHUDJH�XQLYHUVH�

3OHDVH�DOVR�KDYH�UHJDUG�WR�WKH�$IILOLDWH�'LVFORVXUHV�OLVWHG�DERYH�ZKHQ�FRQVLGHULQJ�WKH�H[WHQW�WR�ZKLFK�\RX�SODFH�UHOLDQFH�RQ�WKLV�UHVHDUFK�UHSRUW�DQG�DQ\�UHVHDUFK�UHFRPPHQGDWLRQV�PDGH�
KHUHLQ� 

*UHHQ�6WUHHW��DW�WLPHV��DVVLVWV�(DVWGLO�6HFXUHG��D�UHDO�HVWDWH�EURNHUDJH�DQG�LQYHVWPHQW�EDQN��ZKHQ�(DVWGLO�6HFXUHG�SURYLGHV�LQYHVWPHQW�EDQNLQJ�VHUYLFHV�WR�FRPSDQLHV�LQ�*UHHQ�6WUHHW¶V�
FRYHUDJH�XQLYHUVH��*UHHQ�6WUHHW�LV�QHYHU�SDUW�RI�WKH�XQGHUZULWLQJ�V\QGLFDWH�RU�WKH�VHOOLQJ�JURXS��EXW�*UHHQ�6WUHHW�PD\�UHFHLYH�FRPSHQVDWLRQ�IURP�(DVWGLO�6HFXUHG�IRU�FRQVXOWLQJ�VHUYLFHV�
WKDW�*UHHQ�6WUHHW�SURYLGHV�WR�(DVWGLO�6HFXUHG�UHODWHG�WR�(DVWGLO�6HFXUHG
V�LQYHVWPHQW�EDQNLQJ�VHUYLFHV��*UHHQ�6WUHHW�GRHV�QRW�FRQWURO��KDYH�RZQHUVKLS�LQ��RU�PDNH�DQ\�EXVLQHVV�RU�LQYHVW�
PHQW�GHFLVLRQV�IRU�(DVWGLO�6HFXUHG� 

$�QXPEHU�RI�FRPSDQLHV�FRYHUHG�E\�*UHHQ�6WUHHW�UHVHDUFK�UHSRUWV�SD\�DQ�DQQXDO�IHH�WR�UHFHLYH�*UHHQ�6WUHHW¶V�UHVHDUFK�UHSRUWV���*UHHQ�6WUHHW�PD\�SHULRGLFDOO\�VROLFLW�WKLV�EXVLQHVV�IURP�WKH�
VXEMHFW�FRPSDQLHV��,Q�WKH�DJJUHJDWH��DQQXDO�IHHV�IRU�*6$��86��DQG�*6$��8.��UHVHDUFK�UHSRUWV�UHFHLYHG�IURP�VXEMHFW�FRPSDQLHV�UHSUHVHQW�DSSUR[LPDWHO\����RI�HDFK�RI�*6$��86�¶V�DQG�
*6$��8.�
V�UHVSHFWLYH�WRWDO�UHYHQXHV� 

*UHHQ�6WUHHW�SXEOLVKHV�UHVHDUFK�UHSRUWV�FRYHULQJ�LVVXHUV�WKDW�PD\�RIIHU�DQG�VHOO�VHFXULWLHV�LQ�DQ�LQLWLDO�RU�VHFRQGDU\�RIIHULQJ���%URNHU-GHDOHUV�LQYROYHG�ZLWK�VHOOLQJ�WKH�LVVXHU¶V�VHFXULWLHV�RU�
WKHLU�DIILOLDWHV�PD\�SD\�FRPSHQVDWLRQ�WR�*6$�XSRQ�WKHLU�RZQ�LQLWLDWLYH��RU�DW� WKH�UHTXHVW�RI�*UHHQ�6WUHHW
V�FOLHQWV� LQ�WKH�IRUP�RI�³VRIW�GROODUV�´� IRU�UHFHLYLQJ�UHVHDUFK� UHSRUWV�SXEOLVKHG�E\�
*UHHQ�6WUHHW� 

7KH�LQIRUPDWLRQ�FRQWDLQHG�LQ�WKLV�UHSRUW�LV�EDVHG�RQ�GDWD�REWDLQHG�IURP�VRXUFHV�ZH�GHHP�WR�EH�UHOLDEOH��LW�LV�QRW�JXDUDQWHHG�DV�WR�DFFXUDF\�DQG�GRHV�QRW�SXUSRUW�WR�EH�FRPSOHWH���7KLV�UHSRUW�
LV�SURGXFHG�VROHO\�IRU�LQIRUPDWLRQDO�SXUSRVHV�DQG�LV�QRW�LQWHQGHG�WR�EH�XVHG�DV�WKH�SULPDU\�EDVLV�RI�LQYHVWPHQW�GHFLVLRQV���%HFDXVH�RI�LQGLYLGXDO�FOLHQW�UHTXLUHPHQWV��LW�LV�QRW��DQG�LW�VKRXOG�
QRW�EH�FRQVWUXHG�DV��DGYLFH�GHVLJQHG�WR�PHHW�WKH�SDUWLFXODU�LQYHVWPHQW�QHHGV�RI�DQ\�LQYHVWRU���7KLV�UHSRUW�LV�QRW�DQ�RIIHU�RU�WKH�VROLFLWDWLRQ�RI�DQ�RIIHU�WR�VHOO�RU�EX\�DQ\�VHFXULW\� 

*UHHQ�6WUHHW�$GYLVRUV��//&�LV�D�5HJLVWHUHG�,QYHVWPHQW�$GYLVRU��6HUYLFHV�DUH�RQO\�RIIHUHG�WR�FOLHQWV�RU�SURVSHFWLYH�FOLHQWV�ZKHUH�*UHHQ�6WUHHW�$GYLVRUV��//&�DQG�LWV�UHSUHVHQWDWLYHV�DUH�
SURSHUO\�OLFHQVHG�RU�H[HPSW�IURP�OLFHQVXUH�� 

)RU�*UHHQ�6WUHHW¶V�DGYLVRU\�FXVWRPHUV��WKLV�UHVHDUFK�UHSRUW�LV�IRU�LQIRUPDWLRQDO�SXUSRVHV�RQO\�DQG�WKH�ILUP�LV�QRW�UHVSRQVLEOH�IRU�LPSOHPHQWDWLRQ��1RU�FDQ�WKH�ILUP�EH�OLDEOH�IRU�VXLWDELOLW\�
REOLJDWLRQV� 

*6$��86��JHQHUDOO\�SURKLELWV�UHVHDUFK�DQDO\VWV�IURP�VHQGLQJ�GUDIW�UHVHDUFK�UHSRUWV�WR�VXEMHFW�FRPSDQLHV���+RZHYHU��LW�VKRXOG�EH�SUHVXPHG�WKDW�WKH�DQDO\VW�V��ZKR�DXWKRUHG�WKLV�UHSRUW�KDV��
KDYH��KDG�GLVFXVVLRQV�ZLWK�WKH�VXEMHFW�FRPSDQ\�WR�HQVXUH�IDFWXDO�DFFXUDF\�SULRU� WR�SXEOLFDWLRQ��DQG�KDV��KDYH��KDG�DVVLVWDQFH�IURP�WKH�FRPSDQ\�LQ�FRQGXFWLQJ�GXH�GLOLJHQFH�� LQFOXGLQJ�
YLVLWV�WR�FRPSDQ\�VLWHV�DQG�PHHWLQJV�ZLWK�FRPSDQ\�PDQDJHPHQW�DQG�RWKHU�UHSUHVHQWDWLYHV� 

7KLV�UHSRUW�LV�D�SURSHUW\-VHFWRU�UHYLHZ�DQG�GRHV�QRW�FRQWDLQ�WKH�DPRXQW�RI�LQ-GHSWK�FRPSDQ\-VSHFLILF�DQDO\VLV�VXIILFLHQW�WR�PDNH�LQIRUPHG�LQYHVWPHQW�GHFLVLRQV�DERXW�RQH�VSHFLILF�LVVXHU�
GLVFORVHG�LQ�WKLV�UHSRUW���)RU�D�PRUH�WKRURXJK�DQDO\VLV��SOHDVH�UHYLHZ�WKLV�UHSRUW�LQ�FRQMXQFWLRQ�ZLWK�*6$¶V�FRPSDQ\-VSHFLILF�UHVHDUFK�ZKLFK�LV�DYDLODEOH�DW�ZZZ�JUHHQVWUHHWDGYLVRUV�FRP� 

,VVXHUV�RI�WKLV�5HSRUW��86�DQG�(($���7KLV�UHSRUW�KDV�EHHQ�SUHSDUHG�E\�DQDO\VWV�ZRUNLQJ�IRU�*UHHQ�6WUHHW�$GYLVRUV��*6$��86���DQG�RU�*UHHQ�6WUHHW�$GYLVRUV��8�.���/LPLWHG��*6$��8.�����
*6$��86��LV�WKH�SDUHQW�FRPSDQ\�RI�*6$��8.�� 

7KLV�UHSRUW�LV�LVVXHG�LQ�WKH�86$�E\�*6$��86���*6$��8.��DFFHSWV�QR�UHVSRQVLELOLW\�IRU�WKLV�UHSRUW�WR�WKH�H[WHQW�WKDW�LW�LV�UHOLHG�XSRQ�E\�SHUVRQV�EDVHG�LQ�WKH�86$���*6$��86��LV�
UHJXODWHG�E\�WKH�8QLWHG�6WDWHV�6HFXULWLHV�DQG�([FKDQJH�&RPPLVVLRQ��DQG�LWV�KHDGTXDUWHUV�LV�ORFDWHG�DW�����%D\YLHZ�&LUFOH��6XLWH������1HZSRUW�%HDFK��&$������� 

7KLV�UHSRUW� LV�LVVXHG� LQ�WKH�(XURSHDQ�(FRQRPLF�$UHD��(($��E\�*6$��8.��� �*6$��86��DFFHSWV�QR�UHVSRQVLELOLW\�IRU�WKLV�UHSRUW�WR�WKH�H[WHQW�WKDW�LW� LV�UHOLHG�XSRQ�E\�SHUVRQV�
EDVHG� LQ� WKH�(($�� �*6$��8.��LV�UHJLVWHUHG�LQ�(QJODQG���&RPSDQ\�QXPEHU������������DQG�LWV�UHJLVWHUHG�RIILFH�LV����%DOGHUWRQ�6WUHHW���WK�)ORRU��/RQGRQ��:�.��7/���*6$��8.��LV�DXWKRUL]HG�
DQG�UHJXODWHG�E\�WKH�)LQDQFLDO�&RQGXFW�$XWKRULW\�LQ�WKH�8QLWHG�.LQJGRP�DQG�LV�HQWHUHG�RQ�WKH�)&$¶V�UHJLVWHU��QR��������@�� 

5HIHUHQFHV�WR�³*UHHQ�6WUHHW´�LQ�'LVFORVXUHV�LQ�WKLV�VHFWLRQ�DQG�LQ�WKH�2WKHU�,PSRUWDQW�,QIRUPDWLRQ�VHFWLRQ�DSSO\�WR� 
· *6$��86��WR�WKH�H[WHQW�WKDW�WKLV�UHSRUW�KDV�EHHQ�GLVVHPLQDWHG�LQ�WKH�86$��RU� 
· *6$��8.��WR�WKH�H[WHQW�WKDW�WKLV�UHSRUW�KDV�EHHQ�GLVVHPLQDWHG�LQ�WKH�(($� ��

*UHHQ�6WUHHW�$GYLVRUV�86�LV�H[HPSW�IURP�WKH�UHTXLUHPHQW�WR�KROG�DQ�$XVWUDOLDQ�ILQDQFLDO�VHUYLFHV�OLFHQVH�XQGHU�WKH�$FW�LQ�UHVSHFW�RI�WKH�ILQDQFLDO�VHUYLFHV��DQG�LV�UHJXODWHG�E\�WKH�6(&�
XQGHU�86�ODZV��ZKLFK�GLIIHU�IURP�$XVWUDOLDQ�ODZV�

*UHHQ�6WUHHW�$GYLVRUV�8.�/WG���LV�H[HPSW�IURP�WKH�UHTXLUHPHQW�WR�KROG�DQ�$XVWUDOLDQ�ILQDQFLDO�VHUYLFHV�OLFHQVH�XQGHU�WKH�$FW�LQ�UHVSHFW�RI�WKH�ILQDQFLDO�VHUYLFHV��DQG�LV�UHJXODWHG�E\�WKH�)&$�
XQGHU�8.�ODZV��ZKLFK�GLIIHU�IURP�$XVWUDOLDQ�ODZV� 

6ZLVV�UHFLSLHQWV��WKH�IXQGV��WKH�5(,7V��WKH�LQYHVWPHQW�FRPSDQLHV�DQG�DQ\�FROOHFWLYH�LQYHVWPHQW�VFKHPHV�UHIHUUHG�WR�LQ�WKHVH�UHSRUWV�PD\�QRW�KDYH�EHHQ�UHJLVWHUHG�ZLWK�WKH�6ZLVV�)LQDQFLDO�
0DUNHW�6XSHUYLVRU\�$XWKRULW\��),10$��DQG�QR�6ZLVV�UHSUHVHQWDWLYH�RU�SD\LQJ�DJHQW�KDV�EHHQ�DSSRLQWHG�LQ�6ZLW]HUODQG��7KLV�UHSRUW�LV�SURYLGHG�LQ�6ZLW]HUODQG�IRU�WKH�XVH�RI�WKH�DGGUHVVHHV�
RQO\�DQG�PD\�QRW�EH�GLVWULEXWHG��FRSLHG��UHSURGXFHG�RU�SDVVHG�RQ�WR�DQ\�WKLUG�SDUWLHV� 

*UHHQ�6WUHHW�UHVHUYHV�WKH�ULJKW�WR�XSGDWH�WKH�GLVFORVXUHV�DQG�SROLFLHV�VHW�RXW�LQ�WKLV�GRFXPHQW�DW�DQ\�WLPH��:H�HQFRXUDJH�D�FDUHIXO�FRPSDULVRQ�RI�WKHVH�GLVFORVXUHV�DQG�SROLFLHV�ZLWK�WKRVH�
RI�RWKHU�UHVHDUFK�SURYLGHUV��DQG�ZHOFRPH�WKH�RSSRUWXQLW\�WR�GLVFXVV�WKHP� 

$IILOLDWH�'LVFORVXUHV���*UHHQ�6WUHHW�GRHV�QRW�GLUHFWO\�HQJDJH�LQ�LQYHVWPHQW�EDQNLQJ��XQGHUZULWLQJ�RU�DGYLVRU\�ZRUN�ZLWK�DQ\�RI�WKH�FRPSDQLHV�LQ�RXU�FRYHUDJH�XQLYHUVH� �+RZHYHU��WKH�
IROORZLQJ�DUH�SRWHQWLDO�FRQIOLFWV�UHJDUGLQJ�RXU�DIILOLDWHV�WKDW�VKRXOG�EH�FRQVLGHUHG� 
· *UHHQ�6WUHHW�KDV�DQ�DGYLVRU\�	�FRQVXOWLQJ�SUDFWLFH�VHUYLFLQJ�LQYHVWRUV�VHHNLQJ�WR�DFTXLUH�LQWHUHVWV�LQ�SXEOLFO\-WUDGHG�FRPSDQLHV� �*UHHQ�6WUHHW�PD\�SURYLGH�VXFK�YDOXDWLRQ�VHUYLFHV�WR�

SURVSHFWLYH�DFTXLUHUV�RI�FRPSDQLHV�ZKLFK�DUH�WKH�VXEMHFW�V��RI�*UHHQ�6WUHHW¶V�UHVHDUFK�UHSRUWV� � 
· $Q�DIILOLDWH�RI�*UHHQ�6WUHHW�LV�DQ�LQYHVWPHQW�PDQDJHU�LPSOHPHQWLQJ�D�UHDO�HVWDWH�VHFXULWLHV�VWUDWHJ\�IRFXVHG�RQ�5(,7V� �7KH�DIILOLDWH�HPSOR\V�DQ�LQYHVWPHQW�VWUDWHJ\�EDVHG�RQ�*UHHQ�

6WUHHW¶V�SXEOLVKHG�UHVHDUFK�DQG�WKH�SRUWIROLRV�PDQDJHG�E\�WKLV�DIILOLDWH�FRQWDLQ�VHFXULWLHV�RI�LVVXHUV�FRYHUHG�E\�*UHHQ�6WUHHW¶V�UHVHDUFK�GHSDUWPHQW��7KH�SULQFLSDOV�RI�*UHHQ�6WUHHW�
$GYLVRUV��*UHHQ�6WUHHW�,QYHVWRUV�DQG�LWV�DIILOLDWHV�KDYH�LQYHVWHG�LQ�*65()��/�3��  *UHHQ�6WUHHW�,QYHVWRUV�LV�ORFDWHG�LQ�D�VHSDUDWH�ORFNHG�RIILFH�ZLWKLQ�*UHHQ�6WUHHW¶V�KHDGTXDUWHUV� 



�� 

$W�DQ\�JLYHQ�WLPH��*UHHQ�6WUHHW�SXEOLVKHV�URXJKO\�WKH�VDPH�QXPEHU�RI�³%8<´�
UHFRPPHQGDWLRQV�WKDW�LW�GRHV�³6(//´�UHFRPPHQGDWLRQV� 

*UHHQ�6WUHHW¶V�'LVFORVXUH�,QIRUPDWLRQ 

*UHHQ�6WUHHW¶V�³%8<V´�KDYH�KLVWRULFDOO\�DFKLHYHG�IDU�KLJKHU�WRWDO�UHWXUQV�
WKDQ�LWV�´+2/'V´��ZKLFK��LQ�WXUQ��KDYH�RXWSHUIRUPHG�LWV�³6(//V´� 

7KH�UHVXOWV�VKRZQ�DERYH�DUH�K\SRWKHWLFDO��WKH\�GR�QRW�UHSUHVHQW�WKH�DFWXDO�WUDGLQJ�RI�VHFXULWLHV��$FWXDO�SHUIRUPDQFH�ZLOO�YDU\�IURP�WKH�K\SRWKHWLFDO�SHUIRU�
PDQFH�VKRZQ�DERYH�GXH�WR��EXW�QRW�OLPLWHG�WR����DGYLVRU\�IHHV�DQG�RWKHU�H[SHQVHV�WKDW�RQH�ZRXOG�SD\�����WUDQVDFWLRQ�FRVWV�����WKH�LQDELOLW\�WR�H[HFXWH�WUDGHV�
DW�WKH�ODVW�SXEOLVKHG�SULFH��WKH�K\SRWKHWLFDO�UHWXUQV�DVVXPH�H[HFXWLRQ�DW�WKH�ODVW�FORVLQJ�SULFH������WKH�LQDELOLW\�WR�PDLQWDLQ�DQ�HTXDOO\-ZHLJKWHG�SRUWIROLR�LQ�VL]H�
�WKH�UHWXUQV�DERYH�DVVXPH�DQ�HTXDO�ZHLJKWLQJ���DQG����PDUNHW�DQG�HFRQRPLF�IDFWRUV�ZLOO�DOPRVW�FHUWDLQO\�FDXVH�RQH�WR�LQYHVW�GLIIHUHQWO\�WKDQ�SURMHFWHG�E\�WKH�
PRGHO�WKDW�VLPXODWHG�WKH�DERYH�UHWXUQV��$OO�UHWXUQV�LQFOXGH�WKH�UHLQYHVWPHQW�RI�GLYLGHQGV��3DVW�SHUIRUPDQFH��SDUWLFXODUO\�K\SRWKHWLFDO�SHUIRUPDQFH��FDQQRW�EH�
XVHG�WR�SUHGLFW�IXWXUH�SHUIRUPDQFH��,QYHVWLQJ�LQYROYHV�ULVN�DQG�SRVVLEOH�ORVV�RI�SULQFLSDO�FDSLWDO� 

��� 5HVXOWV�DUH�IRU�UHFRPPHQGDWLRQV�PDGH�E\�*UHHQ�6WUHHW¶V�1RUWK�$PHULFDQ�5HVHDUFK�7HDP�RQO\��LQFOXGHV�VHFXULWLHV�LQ�WKH�86��&DQDGD��DQG�$XVWUDOLD���6LQFH�
-XO\����������SHUIRUPDQFH�LV�FDOFXODWHG�ZKHQHYHU�D�UHFRPPHQGDWLRQ�LV�FKDQJHG�XVLQJ�WKH�VKDUH�SULFH�DW�WKH�PRVW�UHFHQW�PDUNHW�FORVH� �3UHYLRXVO\��SHUIRU�
PDQFH�ZDV�EDVHG�RQ�UHFRPPHQGDWLRQV�SURYLGHG�LQ�*UHHQ�6WUHHW
V��5HDO�(VWDWH�6HFXULWLHV�0RQWKO\���5(60��DQG�DVVXPHG�QR�FKDQJH�LQ�UHFRPPHQGDWLRQ�
EHWZHHQ�5(60�SXEOLFDWLRQV� �5HVXOWV�IURP�-DQXDU\����������WKURXJK�-DQXDU\���������ZHUH�LQGHSHQGHQWO\�YHULILHG�E\�DQ�LQWHUQDWLRQDO��%LJ����DFFRXQWLQJ�ILUP��
7KH�DFFRXQWLQJ�ILUP�GLG�QRW�YHULI\�WKH�VWDWHG�UHVXOWV�VXEVHTXHQW�WR�-DQXDU\����������$V�RI�-DQXDU\����������WKH�DQQXDOL]HG�WRWDO�UHWXUQ�RI�*UHHQ�6WUHHW¶V�
UHFRPPHQGDWLRQV�VLQFH�-DQXDU\����������ZDV��%X\���������+ROG���������6HOO��������8QLYHUVH�������� 

��� %HJLQQLQJ�-XO\����������DOO�FRPSDQLHV�LQ�*UHHQ�6WUHHW¶V�1RUWK�$PHULFDQ�FRYHUDJH�XQLYHUVH�DUH�LQFOXGHG�LQ�WKH�SHUIRUPDQFH�FDOFXODWLRQ��3UHYLRXVO\��LQFOXVLRQ�
LQ�WKH�FDOFXODWLRQ�RI�WRWDO�UHWXUQ�KDG�EHHQ�EDVHG�RQ�ZKHWKHU�WKH�FRPSDQLHV�ZHUH�OLVWHG�LQ�WKH�SULPDU\�H[KLELW�RI�*UHHQ�6WUHHW¶V��5HDO�(VWDWH�6HFXULWLHV�0RQWK�
O\´�DQG�KDG�D�UDWLQJ�RWKHU�WKDQ�³1RW�5DWHG´� 

��� )URP������XQWLO�-XO\����������WKH�UHWXUQV�IRU�HDFK�\HDU�FRYHU�WKH�SHULRG�IROORZLQJ�WKH�ILUVW�5(60�LVVXHG�LQ�WKH�UHVSHFWLYH�\HDU�WKURXJK�WKH�ILUVW�5(60�LVVXHG�
LQ�WKH�IROORZLQJ�\HDU�DQG�DUH�QRW�EDVHG�RQ�D�FDOHQGDU�\HDU��6XEVHTXHQW�WR�-XO\����������UHWXUQV�DUH�EDVHG�RQ�FDOHQGDU�PRQWKV� 

³%X\´� �0RVW�DWWUDFWLYHO\�YDOXHG�VWRFNV� �:H�UHFRPPHQG�RYHUZHLJKW�SRVLWLRQ��³+ROG´� �)DLUO\�YDOXHG�VWRFNV�� :H�UHFRPPHQG�PDUNHW-ZHLJKWLQJ��³6HOO´� �/HDVW�
DWWUDFWLYHO\�YDOXHG�VWRFNV� �:H�UHFRPPHQG�XQGHUZHLJKW�SRVLWLRQ���³1RW�5DWHG´�FRPSDQLHV�DUH�FRYHUHG�E\�WKH�ILUP¶V�UHVHDUFK�GHSDUWPHQW��EXW�DUH�QRW�UDWHG�GXH�WR�
IXQGDPHQWDO�DWWULEXWHV�UHODWHG�WR�EXVLQHVV�SURVSHFWV�DQG�EDODQFH�VKHHWV�WKDW�DUH�GHHPHG�WR�PDNH�WKH�VHFXULWLHV�PRUH�RSWLRQ-OLNH�WKDQ�HTXLW\-OLNH� 

*UHHQ�6WUHHW�ZLOO�IXUQLVK�XSRQ�UHTXHVW�DYDLODEOH�LQYHVWPHQW�LQIRUPDWLRQ�UHJDUGLQJ�WKH�UHFRPPHQGDWLRQ 
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Recommendation Distribution (as of 3/3/2020)

GSA (US) GSA (UK)

Total Return of Green Street's Recommendations1,2 Total Return of Green Street's Recommendations by Year1,2

Year3 Buy Hold Sell Universe

2020 YTD -7.0% -9.5% -12.4% -9.5%

2019 31.6% 22.4% 17.8% 24.0%

2018 -5.1% -6.6% -9.2% -7.0%

2017 6.4% 0.2% 2.1% 2.6%

2016 14.9% 14.7% 13.1% 14.4%

2015 8.3% 0.9% -1.7% 2.4%

2014 41.6% 31.5% 27.3% 33.3%

2013 4.1% 0.6% 1.7% 2.2%

2012 24.5% 24.7% 18.9% 23.0%

2011 18.9% 7.6% -4.7% 7.6%

2010 43.3% 32.8% 26.6% 33.8%

2009 59.0% 47.7% 6.0% 37.9%

2008 -28.1% -30.9% -52.6% -37.3%

2007 -6.9% -22.4% -27.8% -19.7%

2006 45.8% 29.6% 19.5% 31.6%

2005 26.3% 18.5% -1.8% 15.9%

2004 42.8% 28.7% 16.4% 29.4%

2003 43.3% 37.4% 21.8% 34.8%

2002 17.3% 2.8% 2.6% 5.4%

2001 34.9% 19.1% 13.0% 21.1%

2000 53.4% 28.9% 5.9% 29.6%

1999 12.3% -9.0% -20.5% -6.9%

1998 -1.6% -15.1% -15.5% -12.1%

1997 36.7% 14.8% 7.2% 18.3%

1996 47.6% 30.7% 18.9% 32.1%

1995 22.9% 13.9% 0.5% 13.5%

1994 20.8% -0.8% -8.7% 3.1%

1993 27.3% 4.7% 8.1% 12.1%

Cumulative Total Return 21133.4% 1353.7% 42.0% 1617.6%

Annualized 21.9% 10.4% 1.3% 11.1%



1RUWK�$PHULFDQ�7HDP 

$FFRXQW�0DQDJHPHQW��� 

'DPRQ�6FRWW��0DQDJLQJ�'LUHFWRU 
6HWK�/DXJKOLQ��0DQDJLQJ�'LUHFWRU 

GVFRWW#JUHHQVW�FRP 
VODXJKOLQ#JUHHQVW�FRP 

0DUNHWLQJ�	�0HGLD�5HODWLRQV 

.DWLH�&OHPRQV��9LFH�3UHVLGHQW NFOHPRQV#JUHHQVW�FRP 

5HVHDUFK 

6WUDWHJLF�5HVHDUFK 0LNH�.LUE\��'LUHFWRU�RI�5HVHDUFK 
'DYH�%UDJJ��0DQDJLQJ�'LUHFWRU 
3HWHU�5RWKHPXQG��&)$��0DQDJLQJ�'LUHFWRU 
����6WHSKHQ�3D]]DQR��6HQLRU�$VVRFLDWH 
����-DUHG�*LOHV��$VVRFLDWH 

PNLUE\#JUHHQVW�FRP 
GEUDJJ#JUHHQVW�FRP 
SURWKHPXQG#JUHHQVW�FRP 
VSD]]DQR#JUHHQVW�FRP 
MJLOHV#JUHHQVW�FRP 

&RPSDQ\�DQG�6HFWRU�5HVHDUFK &HGULN�/DFKDQFH��'LUHFWRU�RI�5(,7�5HVHDUFK�� 
0LFKDHO�.QRWW��+HDG�RI�8�6��5(,7�5HVHDUFK 
-LP�6XOOLYDQ��6HQLRU�$GYLVRU 

FODFKDQFH#JUHHQVW�FRP 
PNQRWW#JUHHQVW�FRP 
MVXOOLYDQ#JUHHQVW�FRP 

'DWD�&HQWHUV�7RZHUV 'DYLG�*XDULQR��$QDO\VW GJXDULQR#JUHHQVW�FRP 

*DPLQJ�1HW�/HDVH�6HOI-6WRUDJH 6SHQVHU�$OODZD\��$QDO\VW VDOODZD\#JUHHQVW�FRP 

,QGXVWULDO (ULF�)UDQNHO��&)$��6HQLRU�$QDO\VW HIUDQNHO#JUHHQVW�FRP 

/RGJLQJ�+HDOWK�&DUH /XNDV�+DUWZLFK��&)$��6HQLRU�$QDO\VW OKDUWZLFK#JUHHQVW�FRP 

2IILFH 'DQLHO�,VPDLO��&)$��6HQLRU�$QDO\VW 
&KULV�'DUOLQJ��&)$��$QDO\VW 
'\ODQ�%XU]LQVNL��6HQLRU�$VVRFLDWH 

GLVPDLO#JUHHQVW�FRP 
FGDUOLQJ#JUHHQVW�FRP 
GEXU]LQVNL#JUHHQVW�FRP 

5HVLGHQWLDO -RKQ�3DZORZVNL��&)$��6HQLRU�$QDO\VW 
������$ODQ�3HWHUVRQ��6HQLRU�$VVRFLDWH 
������*DOHQ�)DXURW-3LJHRQ��$VVRFLDWH 

MSDZORZVNL#JUHHQVW�FRP 
DSHWHUVRQ#JUHHQVW�FRP 
JIDXURWSLJHRQ#JUHHQVW�FRP 

5HWDLO 9LQFH�7LERQH��&)$��6HQLRU�$QDO\VW 
������3DXOLQD�5RMDV-6FKPLGW��6HQLRU�$VVRFLDWH 
������1LFN�)URPP��6HQLRU�$VVRFLDWH 
������(PLO\�$UIW��$VVRFLDWH 

YWLERQH#JUHHQVW�FRP 
SURMDVVFKPLGW#JUHHQVW�FRP 
QIURPP#JUHHQVW�FRP 
HDUIW#JUHHQVW�FRP 

5HVHDUFK�*HQHUDOLVWV ����5\DQ�/XPE��&)$��$QDO\VW 
����-RKQ�0DJHH��6HQLRU�$VVRFLDWH 
����+DUVK�+HPQDQL��$VVRFLDWH 

UOXPE#JUHHQVW�FRP 
MPDJHH#JUHHQVW�FRP 
KKHPPDQL#JUHHQVW�FRP 

5HDO�(VWDWH�$QDO\WLFV $QGUHZ�0F&XOORFK��&)$��0DQDJLQJ�'LUHFWRU 
-RL�0DU��&)$��0DQDJLQJ�'LUHFWRU 
���5RE�)LOOH\��&)$��$QDO\VW 
���5\DQ�0LOOHU��&)$��$QDO\VW 
���:HVWRQ�0XL��6HQLRU�$VVRFLDWH 
���$ODLQH�&RIIH\��$VVRFLDWH 
���$OH[DQGHU�0F,QW\UH��$VVRFLDWH 
���$OH[DQGUD�%R\OH��$VVRFLDWH 
���&ODLUH�$URUD��$VVRFLDWH 
���(PLO\�0HFNOHU��$VVRFLDWH 
���+DQQDK�%HUJ��$VVRFLDWH 
���.HYLQ�1H\V��$VVRFLDWH 
���0LFKDHO�6WUR\HFN��$VVRFLDWH 

DPFFXOORFK#JUHHQVW�FRP 
MPDU#JUHHQVW�FRP 
UILOOH\#JUHHQVW�FRP 
UPLOOHU#JUHHQVW�FRP 
ZPXL#JUHHQVW�FRP 
DFRIIH\#JUHHQVW�FRP 
DPFLQW\UH#JUHHQVW�FRP 
DER\OH#JUHHQVW�FRP 
FDURUD#JUHHQVW�FRP 
HPHFNOHU#JUHHQVW�FRP 
KEHUJ#JUHHQVW�FRP 
NQH\V#JUHHQVW�FRP 
PVWUR\HFN#JUHHQVW�FRP 

*UHHQ�6WUHHW�$GYLVRUV��//& 
����%D\YLHZ�&LUFOH��6XLWH���� 
1HZSRUW�%HDFK��&$������ 
7������������� 

6DOHV 

.ULV�+RIIPDQ��0DQDJLQJ�'LUHFWRU NKRIIPDQ#JUHHQVW�FRP 

([HFXWLYH 

-HII�6WXHN��&KLHI�([HFXWLYH�2IILFHU MVWXHN#JUHHQVW�FRP 

*UHHQ�6WUHHW�$GYLVRUV��//& 
�����1��+DUZRRG�6WUHHW��6XLWH����� 
'DOODV��7;������ 
7�������������� 

*UHHQ�6WUHHW�$GYLVRUV��8.��/LPLWHG 
�WK�)ORRU�����3DQWRQ�6WUHHW 
/RQGRQ�6:�<��$-7� 
7�������������������� 



�7KHVH�HPSOR\HHV�RSHUDWH�LQ�D�VXSSRUW�FDSDFLW\�DQG�DUH�QRW�\HW�OLFHQVHG��$OO�DFWV�SHUIRUPHG�LQ�WKH�8QLWHG�6WDWHV�DUH�VXSHUYLVHG�E\�*UHHQ�6WUHHW�$GYLVRUV�86� 

$GYLVRU\� 

'LUN�$XODEDXJK��0DQDJLQJ�'LUHFWRU 
3KLOOLS�2ZHQV��&)$��0DQDJLQJ�'LUHFWRU 
-XVWLQ�%URZQ��0DQDJLQJ�'LUHFWRU 

GDXODEDXJK#JUHHQVW�FRP 
SRZHQV#JUHHQVW�FRP 
MEURZQ#JUHHQVW�FRP 
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