NCREIF Fall Conference 2024

Hollywood, Florida — Diplomat Resort




mZELMAN

BEBME: A s s ocI ATE s
A Walker & Dunlop Company

NCREIF Valuation Committee

October 2024

mark@zelmanassociates.com



Introduction & Key Takeaways

* Who is Zelman & Associates?

1. Patience and optimism
2. Focus on housing
3. Risk factors
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Size the Market

2+ Units, 39,159,138

1-unit, attached, Mobile home,
1-unit, detached, 88,842,258 9,125,711 8,014,250

4 I Source: Census, Zelman & Associates analysis




Size the Market

SFR, 14,227,371 Manufactured, 8,014,250

Institutional Multifamily, 15,217,000 Senior, 2,544,000

EZELMAN
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Source: Census, Costar, Realpage, Zelman & Associates analysis um




Affordability

* Own and rent both stretched, ownership
more stretched

* 50% price growth versus 30%
» 250-300 bps Increase
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Stretched But Improving Affordability a Positive Backdrop

Annual Change in Existing Home Closings
Since 1980 in Various Affordability Backdrops

Note: 2025-26
Expected Affordability
Backdrop Circled in
Blue

Affordability Improving 5%

Affordability Worsening -2%
Affordability Favorable 4%
Affordability Stretched -2%

Favorable & Improving
Favorable But Worsening

Stretched & Worsening -6%

@etched But Impro@

8%
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Many Categories of Affordable Housing

Class C Class B Class A

30%-50% AMI :
<30% AMI 5006.800 AM|  80%-100% AMI 100%+ AMI

Very Low Middle Income Above Median

Income (ELI)

Government Subsidy Programs (Section 8, LIHT
Naturally Occurr.llhle Housing (NOAH)
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Many Categories of Affordable Housing

Completed Inventory 16.8 MM: Composition By Rental Category
# Units, % of Total Inventory & Asking Rent S/month

Discretionary

Workforce - Lower 2.3MM

0.2MM ' 13.4%

1.1% $2,429
$1,213

Upper Mid-Range
4.5MM
26.7%
$1,901

Workforce - Upper
3.2MM

19.3%
$1,391

Workforce + Low-Mid Range =
Renters by Necessity

9 I Source: Yardi Matrix -=



Like Multifamily, Affordable Supply Hitting Peak

Fully Affordable Completions (Units)
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Affordability Curve Shows Gaps

National Affordability Curve
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11 I Source: Freddie Mac

The intersection
represents at what
income level there

Is no longer a
shortage of
affordable rental
units: 60t
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. Or Said Differently, Fewer Renters Can Afford to Buy

50%

° Share of Renters Able to Purchase a Median Priced Home
45% Based on 30% Front-End Debt-to-lIncome Assumption
40%
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12 Source: Census Bureau, CorelLogic, Zelman & Associates analysis =
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Higher-Income Renter Growth Strongest

13

2010-2022 Change in Households by Owner/Renter and Income

22%
7% 7%
0%
Less Than $50k Less Than $50k  $50k-$100k $100k+
Renter Owner Owner Owner

Source: Census Bureau, Zelman & Associates analysis

54%

24%

$50k-$100k

Renter

$100k+

Renter
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Developers Meet Demand

2012-2024 Multifamily Inventory Growth by Class

13%

-1%

Class C Class B

14 I Source: CoStar, Zelman & Associates analysis

174%
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Multifamily

« FOMO

* Q4 sales volume

» Cap rates range-bound

* Rent growth trajectory

* Peak supply

» Outstanding demand

* Development finds a way

wmZELMAN



Rent Growth Outlook Improving

Change in Multifamily Fundamental Metrics

10.8%
5.9%
3.7%
3.1 34% 3.3%
2.3%
1.8%
0.3%
Economic Rent Growth
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16 I Source: Zelman & Associates Apartment Survey, Company data, Realpage

3.49% 3-5%
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Economic Revenue Growth
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—=Year-Over-Year Change in Total Non-Farm Payrolls Lagged One Quarter - right

-=Seasonally-Adjusted Blended Rent Growth - left

(4

9%
4%
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14%
-11%

-16%

Job Growth Supports Rent Growth

20z
¥Z0T
40)%
gz0e
eede
£z0T
I440)%
z220g
z220e
2201
120V
120¢
1202
20T
0207
020¢
0202
02071
61OV
6TOE
6TOC
6T0T
81OV
810¢
810¢C
8T0OT
LTOV
LTOE
1102
LT0T
910V
910¢
9102
9T0T
STO¥
ST0E
S10Z
STOT
1OV
anel
7102
10T
€10V
e10e
€102
€101
210V
2108
z210e
2101
TI0V
1108
1102
T10T

ker & Dunlop Compan

mZELMAN

HEN: A s s oc1 ATE S
A Wal P

Source: Zelman & Associates Apartment Survey, BLS

17



Rent Growth Metrics Bottoming

18
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Starts Taking Breather in 24, Set to Bounce Back

Multifamily Starts
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(50)
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19 I Source: Zelman & Associates Apartment Survey cAassociaTe



Delivery Wave Is Here

Multifamily Completions
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100%
80%
60%

Permit Trends a Backstop to Starts
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More Supply, More Problems

® Mid-Atlantic @ Midwest ® Mountain States @Northeast ® Southeast @ Southwest ®Texas @ West Coast
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Cap Rates for “Haves” Looking Good

WDIS Cap Rates

6%

5.2% 5.2%

5.1%

0%
Sep-22  Oct-22 Nov-22 Dec-22 Q1'23 Q2'23 Q323 Q4'23 Q124 Q224 Q324
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Cap Rates Meeting Upward Resistance

5.50%

5.00% A
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SFR-BTR

* Rent growth lagging pre-covid
» \Wage growth support
* Production still ramping

25
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Blended Rent Growth on Downward Trajectory

14%

Seasonally-Adjusted Blended Rent Growth

12%

10%

-+—Renewal Rent Growth

8% mm Blended Rent Growth
-m-New Move-In Rent Growth
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Rent Growth Intertwined With Wages

6%
=/=Employment Cost Index Year-Over-Year Change - left

= =Year-Over-Year Single-Family Rent Growth - right
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27 I Source: BLS, Zelman & Associates analysis
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SFR Affordability Challenges Underappreciated

50%

49%

48%

47%

46%

45%

44%

43%

42%

National Single-Family Rent-to-Income Ratio

-—=Based on Average Employee Income - right

28 I Source: BLS, Zelman & Associates analysis
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Expecting Multi-Year “Giveback” Period
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29 I Source: Company data, Zelman & Associates Single-Family Rental Survey -
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Built-For-Rent Starts Still Elevated
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Senior Housing

» 25-50 bps cap rate spread, could be lower
» Market stratifications

* Lease up pacing

» Cap rates went from mid-high 4 to 6

* Focus on the sector

 Clear pricing objectivity

* Next year = phenomenal

* Q4 jump start, 10-15 year run

 Limited development capital

wmZELMAN



Senior Housing

First half 2024 seniors housing volume at $3.5B, down 32% YoY

$30,000,000,000

$25,000,000,000

$20,000,000,000

$15,000,000,000

$10,000,000,000

$5,000,000,000

B Rolling Four Quarter M Quarterly

32 I Source: MSCI, Zelman & Associates analysis -
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Senior Housing

Seniors hnusing buyer evolution

0.3% 0.0%

6.5% 6.1% 4.1%

2014 2015 2016 2017 208 2019 2020 204 2022 2023
Cross-Border B Institutional m REIT W Private
. . mZELMAN
33 Source: MSCI, Zelman & Associates analysis MEN. sssociaTES



Senior Housing

Operatingl\/aluation Statistics: “A” vs “B” vs “C” AL Properties Sold in 2023

Av. NOI Per Unit $16,800 $10,200
Av. Operating Margin 22.8% 16.1%
Av. Occupancy 86.8% 78.1%
Av. Cap Rate 8.0% 8.5%

e

u
34 Source: The Senior Care Acquisition Report, Zelman & Associates analysis L1



Student Housing

* 50-100 bps cap rate differential, could be 0

* 100% occupancy, 10% rent growth

» Under construction pipeline slow

» University growth favorable

» 3-5 year cycle

 Fall 2025 lease could be slow(er)

« $20m-$70m sweet spot

* Recession resilience

» 40-45k beds per year deliveries

 $10b sales volume, 2023 was half .

35 | EHEE: A ss o€l ATES



Student Housing Factors

SEVERAL FACTORS WE'RE KEEPING OUR EYE ON

Student huusing rent grnwth T uutperf&rming conventional |'|'||uItil'arrnil'j\.-r assets
- 5‘\.
! i

in several prominent markets.

F‘re-leasing velu:it}r continues to shift earlier as top markets become more

competitive amidst growing university enrollment.

Premier off-campus student housing has emerged as a competitive advantage

o G

for :alleges in their new student recruiting programs.

Q Advancements in student-athletic contracts have helped put smaller schools

I on the radar of national develupers and investors.

AAAAAAAAAAA
A Walker & Dun

I amZELMAN
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Sales Volume Recovering

STUDENT HOUSING VOLUME DECREASED +/- 71% FROM
RECORD HIGH ESTABLISHED IN 2022

STUDENT HOUSING
YVOLUME IM 2023

QUARTERLY AVERAGES

2014-2019

Mar1? Deel? Sl

Rl ing Four Quartar Quarter Iy

EZELMAN
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Student Housing Pipeline

90,000

® Beds Delivered
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Student Housing Outperforming

Delta between U.S. Student Housing & Conventional Housing

(Student Outperformance Shaded Yellow)

[N

Avg. performance in years where student < conventional: - 290 bps

Avg. performance in years where student > conventional: + 400 bps
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Student Housing Volume Tracks with Multifamily

Total # of Beds (Student Housing) & Units (Conventional Multifamily) Traded: Trailing 12 Month Sum

Purpose-Built Student (Right Axis, # of Beds in 000s)

Conventional Multifamily (Left Axis, # of Unitsin Millions)
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Manufactured Housing

« THE most affordable
* Declining for decades
 Consolidation

41
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The Big ldea

» Patience and optimism
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Zelman & Associlates Equity Research Team

vy Zelman

EVP, Director of Research
Macro

212-993-5831
ivy@zelmanassociates.com

Ryan McKeveny, CFA

Managing Director

Mortgage & Real Estate Technology
212-993-5837
kaczmarek@zelmanassociates.com

McClaran Hayes

Director

Building Products & Homecenters
212-993-5836
mcclaran@zelmanassociates.com

Alex Kim

Associate

REITs

212-993-5827
akim@zelmanassociates.com

Alan Ratner, CFA
Managing Director
Homebuilding

212-993-5834
alan@zelmanassociates.com

Adam Baumgarten

Managing Director

Building Products & Homecenters
212-993-5842
adam@zelmanassociates.com

Marius Morar

Director

Building Products & Homecenters
212-993-5848
marius@zelmanassociates.com

Natalie Kulasekere
Associate

Homebuilding

646-437-7610
natalie@zelmanassociates.com

Kevin Kaczmarek, CFA

Head of Data & Analytics

Mortgage & Real Estate Technology
212-993-5849
kaczmarek@zelmanassociates.com

Mark Franceski

Managing Director

Apartment REITs
301-634-5358
mark@zelmanassociates.com

Jesse Lederman, CFA

Associate Director

Homebuilding & Single-Family Rental
212-993-5835
jesse@zelmanassociates.com

Nick McAndrew

Associate

Mortgage and Real Estate Services
646-437-7615
nick@zelmanassociates.com
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Apprise Financial Reporting Leadership Team

Melissa M. Lofing, MAI Adriane Bookwalter, CPA, CCIM
Managing Director Managing Director

Financial Reporting Practice Co-Lead  Financial Reporting Practice Co-Lead
312-848-4620 312-520-6980

mlofing@apprise.us abookwalter@apprise.us
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Disclosure

**Below is a list of the Zelman & Associates’ industry sectors that are currently weighted along with the list of companies covered
by Zelman & Associates that constitute each “industry sector universe”:

Mortgage & Real Estate Services
Anywhere Real Estate (HOUS)
Compass (COMP)

Opendoor Technologies (OPEN)
RE/MAX Holdings (RMAX)

Redfin (RDFN)

Rocket Companies (RKT)

Zillow Group (2)

Homebuilding

Beazer Homes (BZH)
Century Communities (CCS)
D.R. Horton (DHI)

Dream Finders Homes (DFH)
Five Point Holdings (FPH)
Hovnanian Enterprises (HOV)
KB Home (KBH)

Lennar (LEN)

M/l Homes (MHO)

Meritage Homes (MTH)

NVR (NVR)

PulteGroup (PHM)

Taylor Morrison (TMHC)

Toll Brothers (TOL)

Tri Pointe Homes (TPH)

Single-Family Rental
American Homes 4 Rent (AMH)
Invitation Homes (INVH)

Building Products

American Woodmark (AMWD)
Armstrong World Industries (AW1)
AZEK Company (AZEK)

Beacon Roofing Supply (BECN)
Builders FirstSource (BLDR)
Carlisle Companies (CSL)
Ferguson (FERG)

Fortune Brands Innovations (FBIN)
Installed Building Products (IBP)
Masco (MAS)

MasterBrand (MBC)

Mohawk Industries (MHK)

Owens Corning (OC)
Sherwin-Williams (SHW)

Stanley Black & Decker (SWK)
TopBuild (BLD)

Trex Company (TREX)

Homecenters
Lowe's Companies (LOW)
The Home Depot (HD)

Apartments

AvalonBay Communities
(AVB)

Camden Property Trust
(CPT)

Equity Residential (EQR)
Essex Property Trust (ESS)
Mid-America Apartment
Communities (MAA)

UDR, Inc. (UDR)

=ZELMAN
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Disclosure

Zelman & Associates Research Disclosures as of: October 4, 2024

1. In the past 12 months, Zelman & Associates, LLC, its
American Homes 4 Rent AMH  Underperform  $38.34 None partners, affiliates, officers or directors, or any analyst
American Woodmark AMWD - Neutral $92.09 . involved in the preparation of this report has received
Anywhere Real Estate HOUS  Underperform $5.03 None . .

Armstrong World Industries AWI Outperform $134.74 None _Compensatlon fOI’ pro_ducts or SerV"?eS other than
AvalonBay Communities AVB Neutral $221.02 None investment banking services from the subject company.
AZEK AZEK Neutral $43.79 None

Beacon Roofing Supply BECN  Outperform $88.75 None 2. Zelman Partners LLC, an affiliate of Zelman & Associates
Beazer Homes BZH  Underperform  $32.38 1 LLC, has acted as a lead or co-manager of an offering of
g;ﬂfﬁ;gﬁ;éﬁ‘;ﬁ; Bé-gg Ung‘;:g;:)rm $£:ff i securities of the subject company, expects to receive or
Camden Property Trust CPT Underperform  $120.86 None mter}ds to seek Com.pensatlon for |_nv¢stment banklng
Carlisle Companies CSL  Underperform  $454.48 1 services from the subject company within the next three
Compass COMP.. Outperform $6.07 None months, and has had the subject company as an
Dream Finders Homes DFH  Outperform $34.30 1,2 investment banking client within the past 12 months.

D.R. Horton DHI Neutral $184.64 None

Eﬂig Ef;;ii’;“?lust Egg O‘:\;Z&’gm $$2783§5838 mg:g 3. Zelman Partners LLC, an affiliate of Zelman & Associates
Ferguson FERG  Outperform  $194.95 Nono LLC, _h_as acted as a Iead_ or co-manager of an offerln_g of
Five Point Holdings EPH Neutral $4.24 None securities of th_e subject company, has re_celve_d
Fortune Brands Innovations FBIN  Outperform $86.84 1 compensation for investment banking services provided in
Hownanian Enterprises HOV Neutral $197.88 1 the last 12 months from the subject company, and has had
Installed Building Products IBP Underperform  $238.77 1 the subject company as an investment banking client
Invitation Homes INVH Outperform $34.54 None within the past 12 months

KB Home KBH Underperform $81.77 1

Lennar LEN Outperform $182.25 1

Lowe's Companies LOW Neutral $267.76 None

M/l Homes MHO Neutral $165.72 1

Masco MAS Neutral $82.37 None

MasterBrand MBC Neutral $17.75 1

Meritage Homes MTH Outperform $198.04 1

Mid-America Apartment Communities MAA Underperform  $154.62 None

Mohawk Industries MHK Underperform  $154.44 None

NVR NVR Underperform  $9,515.00 None

Opendoor Technologies OPEN Neutral $1.99 None

Owens Corning ocC Underperform  $172.01 None

PulteGroup PHM Outperform $139.44 1

Redfin RDFN Neutral $11.11 None

RE/MAX Holdings RMAX  Underperform $11.85 1

Rocket Companies RKT Outperform $17.52 None

Sherwin-Williams SHW Neutral $371.30 None

Stanley Black & Decker SWK Outperform $107.38 1

Taylor Morrison TMHC Outperform $67.76 1

The Home Depot HD Outperform $408.36 None

Toll Brothers TOL Outperform $149.89 1

TopBuild BLD Neutral $385.85 1

Trex TREX Outperform $66.25 None

TRI Pointe Homes TPH Neutral $43.82 None

UDR UDR Outperform $44.59 None

Zillow Group z Outperform  $62.78 None I= z E I- M A N
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Disclosure

Analyst Certification

Each analyst of Zelman & Associates whose name appears within this research report hereby certifies that (i) the recommendations and
opinions expressed in the research report accurately reflect the research analyst’s personal views about any and all of the securities or
issuers discussed herein that are within such analyst’s coverage universe and (ii) no part of the research analyst’'s compensation was, is,
or will be, directly or indirectly, related to the specific recommendations or views expressed by the research analyst in the research
report.

Copyright © Zelman & Associates 2024. All rights reserved. All material presented in this document, unless specifically indicated
otherwise, is under copyright to Zelman & Associates. None of the material, nor its content, nor any copy of it, may be altered in any way,
or transmitted to or distributed to any other party, without the prior express written permission of Zelman & Associates.

This research is based on current public information that we consider reliable, but we do not guarantee its accuracy or completeness.
The information and opinions expressed in this research are not offers to sell or solicitations of an offer to buy any security or financial
instrument. They do not constitute a personal recommendation or take into account the particular investment objectives, financial
situation or needs of individual clients. The information on any particular company referred to in this research may not reflect events
occurring after the date of publication. Past performance is not a guide to future performance, future returns are not guaranteed, and a
complete loss of principal may occur.

Analysts receive no direct compensation in connection with the firm’s investment banking business. Analysts may be eligible for bonus
compensation based on the overall profitability of the firm, which takes into account revenues from all of the firm’s business, including
investment banking.
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