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ULI Real Estate Consensus Forecast

e Three-year forecast (‘18-'20) for 27 economic and real estate indicators.

e A consensus forecast based on the median of the forecasts from 48
economists/analysts at 36 leading real estate organizations.

e Respondents represent major real estate investment, advisory, and research firms
and organizations.

e Thisis the 13th survey; completed March 9 — March 28, 2018.
e A semi-annual survey; next release planned for October 2018.
e Forecasts for:

— Broad economic indicators

— Real estate capital markets

— Property investment returns for four property types

— Vacancy rates and rents for five property types

— Housing starts and prices
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ULI Real Estate Consensus Forecast 3

Overview

e The ULI Real Estate Economic Forecast for April 2018 projects continued economic expansion
over the three forecast years, with GDP growth averaging 2.4 percent a year; above average
employment growth through 2020; relatively high but moderating commercial real estate
volumes; continued commercial price appreciation, rent growth, and positive returns but at
relatively subdued and decelerating rates; better than long-term average vacancy/occupancy
rates for all but retail, but with an upward trend in all sectors; continued strong single family
housing starts but remaining at levels below the long-term average.

e In 2018, 14 real estate indicators are projected to be better than their 20-year averages,
while 9 are expected to be worse. Also, inflation is expected to be above its long-term
average, while the 10-year Treasury rate and the NCRIEF capitalization rate are projected to
be lower than their long-term averages.

e In 2020, 9 indicators are expected to be better than their 20-year average, 1 indicator is
expected to be right at it’s average and 13 are expected to be worse. Similar to the 2018
projections, inflation in 2020 is expected to be above its long-term average, while the 10-
year Treasury rate and the cap rate are projected to be lower than their 20-year averages.
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Forecasts vs. Long-Term Averages

2018 Forecast

Better than long-term Worse than long-term Better than long-term Worse than long-term
averages averages averages averages

GDP Growth

Unemployment Rate
Employment Growth

Transaction Volume
CMBS Issuance
CPPI Growth

Vacancy/Occupancy:
Industrial, Apartment,
Office, Hotel

Rental Rate Growth:
Industrial, Office, and
Retail

Home Price Growth

NCREIF Total Returns:
Industrial, Apartment,
Office, Retail

REIT Total Returns
Hotel RevPAR Change
Single-family starts

Availability: Retail

Rental Rate Growth:
Apartment

2020 Forecast

Unemployment Rate
Employment Growth

Transaction Volume

CMBS Issuance

Vacancy/Occupancy:
Industrial, Apartment,
Office, Hotel

Rental Rate Growth:
Industrial

Home Price Growth
(equal)

GDP Growth
CPPI Growth

NCREIF Total Returns:
Industrial, Apartment,
Office, Retail

REIT Total Returns

Availability: Retail

Rental Rate Growth:
Apartment, Office, Retail

Hotel RevPAR Change

Single-family starts
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ULI Real Estate Consensus Forecast 5

Key Findings

. Following 6 years of commercial property transaction volume growth that reached a post-recession high of $546 billion in 2015, transaction
volume reversed direction with $495 billion in ’16 and $468 billion in “17. Annual volume is forecast to further decrease to $450 billion in ‘18
and $408 billion in ‘20. Still, these are among some of the highest annual volumes and remain well above the long-term average.

. Issuance of commercial mortgage-backed securities (CMBS), a source of financing for commercial real estate which had grown consistently
since 09 to $95 billion in 2015, declined in ‘16 to $69 billion, but bounced back to $88 billion in ‘17. Issuance is forecast to remain essentially
level in’18 and ‘19 at $90 billion, before decreasing slightly in ‘20 to $80 billion.

. Commercial real estate prices are projected to grow at subdued and slowing rates relative to recent years, at 5.0% in ‘18, 3.0% in ‘19 and 2.3%
in ‘20, all below the long-term average growth rate of 4.4%.

. Institutional real estate assets are expected to provide total returns of 6.0% in ‘18, moderating to 5.0% by ‘20. By property type, 2018 returns
are expected to range from 10.0% for industrial to 5.0% for retail. In ‘20, returns are expected to range from 8.0% for industrial to retail’s 4.3%.

o Both industrial availability rates and office vacancy rates are expected to plateau in ‘18 from their ‘17 rates, before edging up in both ‘19 and
20. And both retail availability rates and apartment vacancy rates are expected to experience an increase in ‘18, and a continued increase in
‘19 and ‘20. The hotel occupancy rate is forecast to increase slightly in 18, plateau in ‘19, and then decline slightly in '20.

. Commercial property rent growth is expected to continue in the next three years in all sectors, although at more subdued rates than in recent
years. Further, rental rate growth in the industrial, retail and office sectors is forecast to decelerate in ‘19 and ‘20, while rental rate growth in
the apartment sector is expected to plateau. In 2018, rent increases will range from 4.6% for industrial to 1.5% for apartments. Rent increases
in 2020 will range from 3.0% for industrial to 1.1% for retail. Hotel RevPAR is expected to increase by 2.7% in 2018 and 1.7% in 2020.

o Single-family housing starts are projected to increase from their 2017 level of 848,300 units to 923,000 in ‘18, and 987,500 in '19. This brings
annual starts to just below their long-term average and completes eight-straight years of growth. Starts are then projected to moderate back to
925,000 in ‘20.
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ULI Real Estate Consensus Forecast 6

Economy

e The economists/analysts expect continued healthy economic expansion over the 3 forecast
years as well as slightly lower unemployment rates, though they expect employment growth to
slow as the economy approaches full employment.

e GDP growth was 2.3% in 2017, up from the 1.5% growth in “16. Growth rates are forecast to
increase to 2.8% in ‘18 before moderating to 2.5% in “19 and 2.0% in ‘20.

e The unemployment rate is expected to continue its eight-year decline, reaching 3.9% by the end
of 2018 and 3.8% in ‘19, before ticking back up to 4.1% by the end of ‘20.

e Employment growth is expected to continue in 2018 at 2.20 million jobs, slightly higher than the
2.17 million jobs added in 2017. Employment growth is expected to moderate to 1.89 million
jobsin ‘19 and 1.38 million jobs in “20.

e Compared to forecasts of 6 months ago, the forecasts for GDP, the unemployment rate, and
employment growth are all more optimistic for both ‘18 and ‘19.
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Real GDP Growth

Actual mForecast —20-Year Avg. (2.24%0)

2.9% 9
2.7% 2.5% 5 6% 2.8%

2 204 2.3%
1.7%

2.5%

1.8%0 1.6%

1.5%

2006 2007 IZUUB'I 20091 2010 2011 2012 2013
-0.3%0

2014 2015 2016 2017 2018 2019 2020

-2.8%

Sources: 1998-2017, Bureau of Economic Analysis; 2018-2020, ULI Real Estate Economic Forecast.

*Indicated directions (1 { =) refer to the current forecast relative to the previous ULI Real Estate Economic Forecast, released in October, 2017. Previous

projections were 2.4% and 2.0%, respectively, for 2018 and 2019. (Given the previous forecast period of 2017-2019, and the current forecast period of 2018-
2020, comparisons are available for 18 and '19).
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Unemployment Rate

9.9%

9.3%

8.5%

7.9%

7.3%

6.7%

5.6%

5.0%0 5.0%
4.4% 4.7%0

41% 3906 3gop 41%

2006 2007 2008 2009 2010 2011 2012 2013 2014 2015 2016 2017 2018 2019 2020

Sources: 1998-2017, (seasonally adjusted, as of December), Bureau of Labor Statistics; 2018-2020 (YE), ULI Real Estate Economic Forecast.
*Indicated directions (I ' =) refer to the current forecast relative to the previous ULl Real Estate Economic Forecast, released in October, 2017. Previous

projections were 4.2% and 4.4%, respectively, for 2018 and 2019. (Given the previous forecast period of 2017-2019, and the current forecast period of 2018-
2020, comparisons are available for 18 and ’19).
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Employment Growth

Actual mForecast ——20-Year Avg. (1.15)

301 5.1
2.15 2.30 2.34 517

2.09

2.10

Millions of Jobs

1.15

=
o
921

:I.

2006 2007 |j2008| j|2009] 2010 2011 2012 2013 2014 2015 2016 2017 2018 2019 2020

-3.57

-5.06

Sources: 1998-2017, Bureau of Labor Statistics; 2018-2020 ULI Real Estate Economic Forecast.
*Indicated directions (‘I { =) refer to the current forecast relative to the previous ULl Real Estate Economic Forecast, released in October,
2017. Previous projections were 1.79 and 1.50, respectively, for 2018 and 2019. (Given the previous forecast period of 2017-2019, and the current

forecast period of 2018-2020, comparisons are available for 18 and '19).
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ULI Real Estate Consensus Forecast 10

Inflation, Interest Rates, and Cap Rates

e The CPl inflation rate has remained under the 20-year average of 2.2% for the past
6 years, though it reached 2.1% in 2016 and remained there in ‘17. The CPl is
projected to be above the long-term average during all three forecast years, at
2.30% in 2018, 2.50%, in ‘19, and 2.45% in ‘20.

e Ten-year treasury rates have remained steady over the past 4 years, with rates at
2.4% at year-end 2017. However, rates are projected to jump to 3.1% in ‘18 and
3.4% in 19, and remaining unchanged in ‘20. These rates remain below the 20-
year average of 3.6%.

e Capitalization rates for institutional-quality investments (NCREIF cap rates)
declined for the 8 straight year in 2017, ending the year at 4.98%. They are
expected to reverse this decline over the forecast period, increasing to 5.1% in 18,
5.2% in ‘19, and 5.3% in ‘20 .
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Consumer Price Index Inflation Rate

4.1% Actual mForecast ——20-Year Avg. (2.2%)

3.0%

2.7%
2.5%

2.50906 2 4594

2.30%0

2.1% 2.1%

1.7%
1.5% 1.5%

0.8% (704

0.1%
—

2006 2007 2008 2009 2010 2011 2012 2013 2014 2015 2016 2017 2018 2019 2020

Sources: 1998-2017, (12-month change, as of December), Bureau of Labor Statistics; 2018-2020 (YE), ULI Real Estate Economic Forecast.
*Indicated directions (I { =) refer to the current forecast relative to the previous ULI Real Estate Economic Forecast, released in October, 2017. Previous

projections were 2.1% and 2.1%, respectively, for 2018 and 2019. (Given the previous forecast period of 2017-2019, and the current forecast period of
2018-2020, comparisons are available for ’18 and ’19).
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Ten-Year Treasury Rate

4.7% Actual = Forecast —20-Year Avg. (3.61%0)

4.0%

3.9%

3.3% 3.4% 3.4%
3.0% 3.1%

2.5% .49

2.3% oor 2204 2:3%
. (0]

1.8%

2006 2007 2008 2009 2010 2011 2012 2013 2014 2015 2016 2017 2018 2019 2020

Sources: 1998-2017 (YE), U.S. Federal Reserve; 2018-2020 (YE), ULI Real Estate Economic Forecast.

*Indicated directions (I \/ =) refer to the current forecast relative to the previous ULl Real Estate Economic Forecast, released in October, 2017. Previous

projections were 2.7% and 3.0%, respectively, for 2018 and 2019. (Given the previous forecast period of 2017-2019, and the current forecast period of
2018-2020, comparisons are available for ’18 and ’19).
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NCREIF Capitalization Rate

Actual mForecast —20-Year Avg. (6.54%)
6.86%0

63194
5.95% 6.03% 5.87%

5.69%5.61%

5.70%

5.45%

5.30%
5.13% 5,050 49804 5.10% 2:207° ;

2006 2007 2008 2009 2010 2011 2012 2013 2014 2015 2016 2017 2018 2019 2020

Sources: 1998-2017, (Q4), National Council of Real Estate Investment Fiduciaries (NCREIF); 2018-2020 (YE), ULI Real Estate Economic Forecast.
*Indicated directions (I \ =) refer to the current forecast relative to the previous ULI Real Estate Economic Forecast, released in October, 2017. Previous

projections were 5.2% and 5.3%, respectively, for 2018 and 2019. (Given the previous forecast period of 2017-2019, and the current forecast period of 2018-
2020, comparisons are available for ‘18 and ’'19).
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Real Estate Capital Markets

Commercial real estate transaction volume had consistently increased for 6 years
through 2015 to a post-recession peak of $546 billion; volume declined in ‘16 to
$495 billion and again in ‘17 to $468 billion but remained among the highest
annual volumes. Volume is expected to further decline in the forecast years to
S450 billion in ‘18, $425 billion in ‘19, and $408 billion in ‘20. Despite these
projected declines, volumes remain substantially above the 17-year annual average
of $S303 billion.

Issuance of commercial mortgage-backed securities (CMBS), a source of financing
for commercial real estate that had rebounded consistently since ‘09, declined in
2016 to $69 billion from $95 billion in 2015. CMBS issuance bounced back to $88
billion in ‘17 and is expected to remain near there over the next three years, at $90
billion in ‘18 and ‘19, and $80 billion in ‘20.

Compared to the forecasts of 6 months ago, the current forecasts for transaction
volumes and CMBS issuance are both expected to be higher in’18 and ’19.
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Commercial Real Estate Transaction Volume

Actual = Forecast —17-Year Avg. ($303)
$570

$546

$495

$468

$450

$432 $433

Billions of Dollars

$363

$298

$233

$177

$149

$69

2006 2007 2008 2009 2010 2011 2012 2013 2014 2015 2016 2017 2018 2019 2020

Sources: 2001-2017, Real Capital Analytics; 2018-2020, ULI Real Estate Economic Forecast.

*Indicated directions (I ' =) refer to the current forecast relative to the previous ULI Real Estate Economic Forecast, released in October, 2017. Previous
projections were $427 and $414, respectively, for 2018 and 2019. (Given the previous forecast period of 2017-2019, and the current forecast period of
2018-2020, comparisons are available for ’18 and ’19).
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Commercial Mortgage-Backed Securities (CMBS) Issuance

Actual mForecast =20 Year Avg. ($79)

$229

$198

Billions of Dollars

90 95 0 9
$82 $ $95 $88 99 $90

.
PO

$45

$31

$12 $11
1.3

2006 2007 2008 2009 2010 2011 2012 2013 2014 2015 2016 2017 2018 2019 2020

Sources: 1998-2017, Commercial Mortgage Alert; 2018-2020, ULI Real Estate Economic Forecast.
*Indicated directions (1 { =) refer to the current forecast relative to the previous ULI Real Estate Economic Forecast, released in October, 2017. Previous
projections were $80 and $80, respectively, for 2018 and 2019. (Given the previous forecast period of 2017-2019, and the current forecast period of 2018-

2020, comparisons are available for 18 and '19).
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Real Estate Returns and Prices

e The RCA Commercial Property Price Index (CPPI) has had some recent high growth years. Prices
are expected to continue to grow, although at relatively subdued and slowing rates in the next
three years, at 5.0% in 2018, 3.0% in '19, and 2.3% in '20.

* Equity REIT total returns, according to NAREIT, were positive for the ninth straight year in 2017 at
5.2%, but below the 20-year average of 10.8%. Future returns are expected to remain positive yet
remain below the long-term average, at 4.4% in ‘18, 5.5% in ‘19, and 6.5% in ‘20.

e Total returns for institutional-quality direct real estate investments, as measured by the NCREIF
Property Index, dipped to 8.0% and 7.0% in ‘16 and ’17, respectively, after six years of above

long-term average returns. This moderation is expected to continue over the forecast period, to
6.0% in ‘18, 5.1% in ’19, and 5.0% in ‘20.

e Compared to the forecasts of 6 months ago, the forecasts for CPPI growth are more optimistic for
‘18 but unchanged for ‘19. The REIT returns forecasts are less optimistic for both ‘18 and '19, and
NCREIF total returns forecasts are unchanged for ‘18, but less optimistic for “19.
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RCA Commercial Property Price Index (annual change)

7.4%

5.2%

6.0%0

10.7%

Actual

12.6%0

10.1%0

8.7%

m Forecast

7.7%

894

2006 2007 |2008| |2009
-0.5%0

-12.9%

-21.6%0

Sources: 2001-2017, Real Capital Analytics; 2018-2020, ULI Real Estate Economic Forecast.

*Indicated directions (1 | =) refer to the current forecast relative to the previous ULI Real Estate Economic Forecast, released in October, 2017. Previous
projections were 4.1% and 3.0%, respectively, for 2018 and 2019. (Given the previous forecast period of 2017-2019, and the current forecast period of 2018-

2020, comparisons are available for ‘18 and '19).
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19
Equity REIT Total Annual Returns

Actual wForecast ——20-Year Avg. (10.82%)
35.1%

o,
28.0% 28.0% 30.1%0

18.1%

8.3% 8.5%

2.5% 3.2% 5200 4.4% 9.-5%
2006 [2007| |2008] 2009 2010 2011 2012 2013 2014 2015 2016 2017 2018 2019 2020

6.5%0

-15.7%

-37.7%

Sources: 1998-2017, National Association of Real Estate Investment Trusts; 2018-2020, ULI Real Estate Economic Forecast.
*Indicated directions (1 | =) refer to the current forecast relative to the previous ULI Real Estate Economic Forecast, released in October, 2017. Previous

projections were 6.0% and 6.5%, respectively, for 2018 and 2019. (Given the previous forecast period of 2017-2019, and the current forecast period of 2018-
2020, comparisons are available for ‘18 and ’19).
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NCREIF Total Annual Returns

o Actual mForecast ——20-YearAvg.(9.8%)

16.6% 15 gos,
o,
13.1% 14.3%6 13.3%
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10.5% 11.0% 11.8%0
8.0% - 5o 5 oo
: 5.1% 5.0%
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-6.5%
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Sources: 1998-2017 National Council of Real Estate Investment Fiduciaries (NCREIF); 2018-2020, ULI Real Estate Economic Forecast.
*Indicated directions (I \ =) refer to the current forecast relative to the previous ULI Real Estate Economic Forecast, released in October, 2017. Previous

projections were 6.0% and 5.8%, respectively, for 2018 and 2019. (Given the previous forecast period of 2017-2019, and the current forecast period of 2018-2020,
comparisons are available for 18 and '19).
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NCREIF Returns by Property Type

NCREIF total returns in 2018 for the industrial sector are expected to
moderate relative to that sector’s strong performance through 2017. Total
returns for the office, apartment and retail sectors are expected to continue
the moderating trend already seen in 2016 and 2017. By property type,
returns for the industrial sector are forecast at 10.0%, followed by office
returns and apartment returns both at 5.4%, and retail returns at 5.0%.

By 2020, all sector returns are expected to further moderate, with industrial
returns forecast at 8.0%, apartment and office returns at 4.5%, and retail
returns at 4.3%.

Compared to 6 months ago, forecasts for ‘18 are more optimistic for the
industrial sector and less optimistic for the apartment, retail and office
sectors. Forecasts for ‘19 are also more optimistic for the industrial sector,
while they are unchanged for office and less optimistic for the apartment and
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NCREIF Industrial Total Annual Returns
17.0% Actual mForecast  ——20-vear Avg. (10.4%)
14.9% 14.6%0 14.9%0
(o)
12.3% 1Save 12.306 13:1%0
Q404 10.7%6 10.0% 9 0o

8.0%0

2006 2007 |2008] j2009| 2010 2011 2012 2013 2014 2015 2016 2017 2018 2019 2020

-5.8%0

-17.9%
Sources: 1998-2017, National Council of Real Estate Investment Fiduciaries (NCREIF); 2018-2020, ULI Real Estate Economic Forecast.
*Indicated directions (1> { =) refer to the current forecast relative to the previous ULI Real Estate Economic Forecast, released in October, 2017. Previous

projections were 8.4% and 7.0%, respectively, for 2018 and 2019. (Given the previous forecast period of 2017-2019, and the current forecast period of 2018-2020,
comparisons are available for 18 and '19).
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NCREIF Office Total Annual Returns

Actual = Forecast —20-Year Avg. (9.3%)
20.5%

19.2%0

13.8%
11.7% 11,50 12:5%0
9.5% 9.9%

4.5%

2006 2007 |2008| j2009] 2010 2011 2012 2013 2014 2015 2016 2017 2018 2019 2020

-7.3%

-19.1%0

Sources: 1998-2017, National Council of Real Estate Investment Fiduciaries (NCREIF); 2018-2020, ULI Real Estate Economic Forecast.
*Indicated directions (1 { =) refer to the current forecast relative to the previous ULl Real Estate Economic Forecast, released in October, 2017. Previous

projections were 5.7% and 5.0%, respectively, for 2018 and 2019. (Given the previous forecast period of 2017-2019, and the current forecast period of 2018-2020,
comparisons are available for 18 and '19).
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NCREIF Apartment Total Annual Returns

Actual mForecast ——20-Year Avg. (9.6%)
18.2%
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o 5.4% 5-0% 4.5%
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-7.3%
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Sources: 1998-2017, National Council of Real Estate Investment Fiduciaries (NCREIF); 2018-2020, ULI Real Estate Economic Forecast.
*Indicated directions (1 { =) refer to the current forecast relative to the previous ULI Real Estate Economic Forecast, released in October, 2017. Previous

projections were 5.5% and 5.5%, respectively, for 2018 and 2019. (Given the previous forecast period of 2017-2019, and the current forecast period of 2018-2020,
comparisons are available for 18 and '19).
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NCREIF Retail Total Annual Returns

Actual = Forecast ——20-Year Avg. (10.8%)
15.3%

(0]
13.4% 13.5% 10 6o 8% 12.99 13.1%
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-4.1%0
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Sources: 1998-2017, National Council of Real Estate Investment Fiduciaries (NCREIF); 2018-2020, ULI Real Estate Economic Forecast.
*Indicated directions (1 { =) refer to the current forecast relative to the previous ULI Real Estate Economic Forecast, released in October, 2017. Previous

projections were 5.5% and 5.1%, respectively, for 2018 and 2019. (Given the previous forecast period of 2017-2019, and the current forecast period of 2018-2020,
comparisons are available for 18 and '19).
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Industrial/Warehouse Sector Fundamentals

e The availability rate for the industrial/warehouse sector ended a seven-year
decline in 2017, plateauing at 7.4%. Availability rates are expected to remain there
again in 2018, before ticking up to 7.7% by ‘20. Rates in all three forecast years are
projected to remain well below the 20-year average.

e Warehouse rental rates have shown positive growth for the past six years, with
growth in the last five years substantially above the long-term average. Forecasts
are for healthy but moderating rental rate growth with increases of 4.6% in 2018,
3.8% in 2019, and 3.0% in 2020, still remaining above the 20-year average growth
rate.

e The forecasts for both industrial/warehouse availability rates and rental rate
growth in ‘18 and ‘19 are more optimistic than the forecast from six months ago.
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Industrial/Warehouse Availability Rates

Actual = Forecast —20-Year Avg. (10.1%)
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Sources: 1998-2017 (Q4), CBRE; 2018-2020, ULI Real Estate Economic Forecast.

*Indicated directions (I \/ =) refer to the current forecast relative to the previous ULI Real Estate Economic Forecast, released in October, 2017. Previous

projections were 7.7% and 7.9%, respectively, for 2018 and 2019. (Given the previous forecast period of 2017-2019, and the current forecast period of 2018-
2020, comparisons are available for 18 and '19).
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Industrial/Warehouse Rental Rate Change

Actual mForecast —20-Year Avg. (1.42%)
5.19% o)
4.9% 4.8% , 40, 0 5.0% , 0.
3.3% 3.6% 3.8%
1.2%
0.3%
c—
2006 2007 2008 |]2009] 12010 I-zo-rrl 2012 2013 2014 2015 2016 2017 2018 2019 2020
-0.8%0
-6.7%
-10.2%

Sources: 1998-2017, CBRE; 2018-2020, ULI Real Estate Economic Forecast.

*Indicated directions (1 { =) refer to the current forecast relative to the previous ULI Real Estate Economic Forecast, released in October,

2017. Previous projections were 3.5% and 3.0%, respectively, for 2018 and 2019. (Given the previous forecast period of 2017-2019, and the current
forecast period of 2018-2020, comparisons are available for 18 and '19).
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Apartment Sector Fundamentals

Even with continued strong construction activity, the apartment sector has
performed very well the past several years. Vacancy rates decreased from
7.1% in 2009 to 4.6% in 2015, before a slight uptick to 4.8% in 2016 and 4.9%
in 2017, still remaining below the 20-year average. Vacancy rates are
expected to continue gradually increasing to 5.0% in 2018 and 5.2% in 2019,
stabilizing at that rate in ‘20.

Apartment rental rate growth was negative in 2017 for the first time since
2009, with rates decreasing by 0.3%. Rental rate growth is expected to be
positive but moderate in the forecast years, at 1.5% in’18 and 2.0% in '19 and
20.

Compared to 6 months ago, the forecast for vacancy rates is unchanged for
‘18, but less optimistic for ‘19. The rental rate growth forecast is less
optimistic for both ‘18 and ‘19.
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Apartment Vacancy Rates

Actual mForecast —20-Year Avg. (5.4%)
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2006 2007 2008 2009 2010 2011 2012 2013 2014 2015 2016 2017 2018 2019 2020
Sources: 1998-2017 (Q4), CBRE; 2018-2020 (Q4), ULI Real Estate Economic Forecast.

*Indicated directions (I { =) refer to the current forecast relative to the previous ULI Real Estate Economic Forecast, released in October, 2017. Previous

projections were 5.0% and 5.1%, respectively, for 2018 and 2019. (Given the previous forecast period of 2017-2019, and the current forecast period of
2018-2020, comparisons are available for '18 and ’19).
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Apartment Rental Rate Change

Actual mForecast —20-Year Avg. (2.4%)

6.0%0

4.9% 5.1%
4.0% 4.0%

4.6%

3.3%
2.4%

1.6% 1,50 2.0% 2.0%
0

—
2006 2007 R2O0al j|2009] 2010 2011 2012 2013 2014 2015 2016 2017 2018 2019 2020
-1.1% -0.3%
-6.6%0

Sources: 1998-2017, CBRE; 2018-2020, ULI Real Estate Economic Forecast.

*Indicated directions (I { =) refer to the current forecast relative to the previous ULI Real Estate Economic Forecast, released in October, 2017. Previous

projections were 2.1% and 2.2%, respectively, for 2018 and 2019. (Given the previous forecast period of 2017-2019, and the current forecast period of
2018-2020, comparisons are available for ’18 and ’19).
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Office Sector Fundamentals

e Office vacancy rates reversed a seven-year decline in 2017, ticking up to
13.0%. Rates are forecast to remain at 13.0% in 2018 and then move up to
13.2% in 2019 and 13.4% in 2020. All of these rates remain below the 20-
year average.

e Office rental rates increased 2.0% in 2017, just above the 20-year average
of 1.9%. Rental rate growth is expected to increase to 2.5% in 2018,
before edging back down to 2.0% in 19 and 1.5% in ‘20.

e Compared to 6 months ago, the forecasts for both office vacancy rates
and office rental rate growth are more optimistic for ‘18 and ‘19.
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Office Vacancy Rates

Actual = Forecast ——20-Year Avg. (13.7%)
16.59%
016.4% 16.0%

15.4%0

14.9%0
14.1%0 14.0%0

13.19012.99 13.0%13.0% 13.204 13.4%0

12.5% 12.6%

2006 2007 2008 2009 2010 2011 2012 2013 2014 2015 2016 2017 2018 2019 2020
Sources: 1998-2017 (Q4), CBRE; 2018-2020, ULI Real Estate Economic Forecast.

*Indicated directions (1 { =) refer to the current forecast relative to the previous ULI Real Estate Economic Forecast, released in October, 2017. Previous

projections were 13.1% and 13.4%, respectively, for 2018 and 2019. (Given the previous forecast period of 2017-2019, and the current forecast period of
2018-2020, comparisons are available for '18 and "19).
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Office Rental Rate Change
Actual mForecast ——20-Year Avg. (1.9%)
10.0%
8.6%
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1
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-4.6%0

-12.4%

Sources: 1998-2017, CBRE; 2018-2020, ULI Real Estate Economic Forecast.

*Indicated directions (1 { =) refer to the current forecast relative to the previous ULI Real Estate Economic Forecast, released in October, 2017. Previous

projections were 2.1% and 1.9%, respectively, for 2018 and 2019. (Given the previous forecast period of 2017-2019, and the current forecast period of
2018-2020, comparisons are available for '18 and ’19).
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Retail Sector Fundamentals

e Retail availability rates steadily declined from a peak of 12.8% in 2011 to 9.0% in
2016, before reversing direction in 2017 and moving up to 9.6%. The forecast
anticipates continued slight increases over the forecast period, edging up to 10.0% by
‘20. Rates in all three forecast years are above the 20-year average.

e Retail rental rate growth was positive for the first time in seven years in 2014 and has
steadily increased since then, reaching 3.1% in 2017. The forecast expects growth to
steadily moderate from this post-recession peak to 2.0% in ‘18, 1.8% in ‘19, and 1.1%
in 20.

e Compared to 6 months ago, the forecasts for retail availability rates and retail rental
rate growth are both more optimistic for ‘18 and ‘19.
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Retail Availability Rates

Actual wmForecast —20-Year Avg. (9.7%)

12 504 12.8% 12.8%

12.3%0
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10.3%0

96% 9.8% 9.9% 10.0%0

S 090 l —

2.0%0
8.1%

2006 2007 2008 2009 2010 2011 2012 2013 2014 2015 2016 2017 2018 2019 2020
Sources: 1998-2017 (Q4), CBRE; 2018-2020, ULI Real Estate Economic Forecast.

*Indicated directions (1 { =) refer to the current forecast relative to the previous ULI Real Estate Economic Forecast, released in October, 2017.

Previous projections were 10.2% and 10.3%, respectively, for 2018 and 2019. (Given the previous forecast period of 2017-2019, and the current
forecast period of 2018-2020, comparisons are available for 18 and '19).
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Retail Rental Rate Change

Actual mForecast ——20-Year Avg. (1.3%)
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- o
4. 9 /() _5 . 1%
Sources: 1998-2017, CBRE; 2018-2020, ULI Real Estate Economic Forecast.

*Indicated directions (I \/ =) refer to the current forecast relative to the previous ULI Real Estate Economic Forecast, released in October, 2017.

Previous projections were 1.8% and 1.5%, respectively, for 2018 and 2019. (Given the previous forecast period of 2017-2019, and the current forecast
period of 2018-2020, comparisons are available for ‘18 and '19).
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Hotel Sector Fundamentals

e Hotel occupancy rates, according to STR, have been steadily improving since
reaching a recession low of 54.6% in 2009. Occupancy rates surpassed the twenty-
year average in 2013 at 62.3% and came in at 65.9% in 2017. Rates are forecast to
remain strong over the forecast years, at 66.0% in ‘18 and‘19 and 65.8% in ‘20.

e Following six years of above-average hotel revenue per available room (RevPAR),
RevPAR growth began to moderate in 2016 and ’17. It is expected to continue
moderating during the forecast period, dipping to 2.7% growth in 2018, and
decreasing further to 2.4% in 2019 and 1.7% in 2020.

e Compared to the forecast of 6 months ago, the current forecasts for occupancy
rates are more optimistic for both ‘18 and '19, while the forecasts for RevPAR
growth in ‘18 and '19 are both unchanged.
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Hotel Occupancy Rates

Actual mForecast —20-Year Avg. (61.7%)

64.49% 65.4% 65.4% 65.9% 66.0%6 66.0% 65.8%
63.2% 62.8% co no 60.09%61.4% 62.3% )

57.070
54.6%

2006 2007 2008 2009 2010 2011 2012 2013 2014 2015 2016 2017 2018 2019 2020

Sources: 1998-2017, (December, 12-month rolling average), STR; 2018-2020, ULI Real Estate Economic Forecast.
*Indicated directions (I { =) refer to the current forecast relative to the previous ULI Real Estate Economic Forecast, released in October, 2017. Previous

projections were 65.4% and 65.1%, respectively, for 2018 and 2019. (Given the previous forecast period of 2017-2019, and the current forecast period of 2018-
2020, comparisons are available for '18 and ’'19).
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Hotel Revenue per Available Room (RevPAR) Change
Actual mForecast ——20-Year Avg. (3.1%)
7.7% 8.2% 8204
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-2.0%

-16.6%0

Sources: 1998-2017, (December, 12-month rolling average), STR; 2018-2020, ULI Real Estate Economic Forecast.

*Indicated directions (1 { =) refer to the current forecast relative to the previous ULI Real Estate Economic Forecast, released in October, 2017. Previous

projections were 2.7% and 2.4%, respectively, for 2018 and 2019. (Given the previous forecast period of 2017-2019, and the current forecast period of
2018-2020, comparisons are available for '18 and ’19).

ULI Center for Capital Markets
and Real Estate



ULI Real Estate Consensus Forecast 41

Housing Sector

e The single-family housing sector experienced positive growth in starts for
the sixth straight year in 2017. Growth is expected to continue, increasing
t0 923,000 in’18 and 987,500 in 19 (within 1% of the 20-year average) but
moderating back down to 925,000 in ’20.

e According to the FHFA, growth in existing home prices increased on average
by 6.5% in 2017, the sixth consecutive year of strong price growth. Price
growth is expected to be more moderate during the forecast period: 5.3%
in ‘18, 4.3% in ‘19, and 4.0% in ‘20.

e Compared to six months ago, forecasts for housing starts are less optimistic
for ‘18 and more optimistic for ‘19, while existing house price growth is
slightly more optimistic for both ‘18 and ‘19.
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Single-Family Housing Starts

1.465,400 Actual = Forecast —20-Year Avg. (994,365)

1,046,000

987,500

923,000 925,000

848,300

781,500

714,500

622,000 617,600 647,900
535,300
445,100 #71,200430 600 ]

2006 2007 2008 2009 2010 2011 2012 2013 2014 2015 2016 2017 2018 2019 2020

Sources: 1998-2017, (Structures w/ 1 Unit), U.S. Census; 2018-2020, ULI Real Estate Economic Forecast.

*Indicated directions (1 { =) refer to the current forecast relative to the previous ULI Real Estate Economic Forecast, released in October, 2017. Previous
projections were 937,500 and 960,000, respectively, for 2018 and 2019. (Given the previous forecast period of 2017-2019, and the current forecast period of
2018-2020, comparisons are available for ‘18 and '19).
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Average Home Price Change

7 0% Actual mForecast ——20-Year Avg. (4.0%)
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Sources: 1998-2017, (Seasonally Adjusted, December Y/Y), Federal Housing Finance Agency; 2018-2020, ULI Real Estate Economic Forecast.
*Indicated directions (1 {, =) refer to the current forecast relative to the previous ULI Real Estate Economic Forecast, released in October, 2017. Previous

projections were 5.0% and 4.0%, respectively, for 2018 and 2019. (Given the previous forecast period of 2017-2019, and the current forecast period of 2018-
2020, comparisons are available for 18 and '19).
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