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Urbanisation U-turn? 

Green Street previously explored how fiscal (incl. regulatory) and demographic forces could 

potentially influence the long-term rent growth potential of European regions and property sub-

sectors. This report, which explores urbanisation’s effect on real estate performance, rounds out 

our thematic research trilogy on how the fallout from a global pandemic could re-shape Europe’s 

long-term rent growth potential. 

 

Looking at country-level demographic and economic growth forecasts, Europe’s recovery post 

Covid – especially versus the U.S. – looks set to underwhelm. Yet, projections of disposable 

income and working-age population growth seem respectable for key European cities. These third-

party projections presume further urbanisation, mirroring the experience of the last ~30 years. 

The pandemic’s medium-term repercussions for the future of cities are impossible to know with a 

high degree of confidence, but three plausible headwinds to further urbanisation include 

demographics (incl. societal changes), fiscal policy (incl. regulation) and the long-lasting 

implications of a higher remote-working adoption rate. 

 

What Does Urbanisation Even Mean? 

 

In a European context, “urbanisation” is typically understood to mean the migration flow (on a net 

basis) from smaller to the largest cities within each country (and to a lesser degree across the 

European Union, given free movement of people). Invariably the destinations are capital cities 

that also happen to serve as the political, financial, commercial, as well as cultural hearts of each 

country. Whilst most land economists would define urbanisation as the net increase over time of 

people living in the most central part of a city, traditionally in the immediate vicinity of the Central 

Business District (CBD), our preferred definition is somewhat less rigid, geographically speaking, 

to reflect practical realities. Our urbanisation concept is broader and includes the movement of 

people within the wider metropolitan boundaries of the capital from other, typically much smaller, 

distinct cities / towns / villages. 

 

The consensus view among real estate investment professionals – in place for decades and proved 

right with the benefit of hindsight – holds that the urbanisation trend – as per Green Street’s 

definition – will continue uninterrupted into the distant future. The pandemic’s ultimate fallout is 

unlikely to derail this trend, although perhaps it slows it down. The “uninterrupted urbanisation” 

view has helped shape current real estate pricing.  For example, in Southern Europe where 
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economic and demographic growth has been weakest at a national level, the spread in office cap 

rates between prime CBD buildings located in the capital city and their provincial equivalent is 

wider today than it was, say, a decade ago, during which period both time series directionally 

drifted lower even while net rental income grew faster in the biggest cities. Whilst recent anecdotal 

evidence strongly suggests that in select high-cost European cities – e.g., London, Paris – a higher 

proportion of residents have permanently migrated out of inner to outer suburbs or satellite towns 

on a net basis (i.e., “suburbanisation”), the notion of big cities still remaining hotspots for 

innovation and wealth creation is widely accepted to hold true after the pandemic is long gone. Big 

cities/metros should continue producing a disproportionate share of each country’s future value-

add output and human capital growth rate. 

 

To understand why, consider the following important European attributes. Firstly, the region’s 

overall economic dynamism is subordinate to the levels observable in other continents. 

Consequently, such placidity leads to fewer absolute opportunities for material personal 

betterment. This, in turn, means that a disproportionate share of population movements (incl. 

immigration from outside Europe) concentrates in the few dynamic places that Europe has to 

offer, namely capital cities, by and large. Secondly, multiple functional layers for most capital cities 

(e.g. commerce, culture, public administration hubs) act as separate gravitational forces that feed 

on each other to make the whole more powerful, resulting in meaningful economies-of-scale 

benefits for its residents, beautifully described by theoretical physicist Geoffrey West in his 

seminal book titled “Scale: The Universal Laws of Life and Death in Organisms, Cities and 

Companies”. Thirdly, the transportation infrastructure of most European cities relies heavily on 

mass public transit systems to move people from the suburbs into the city centre. Existing road 

networks simply do not allow for efficient commuting across cities on a mass scale. This set-up 

limits the number of feasible HQ choices for office-using employers, with city-centre options 

providing maximum commuting efficiency for workforces that are typically widely distributed 

across the metropolitan area. Lastly, unlike the U.S. where people can seamlessly move across 

individual States to pursue personal and professional betterment (and sometimes do so while 

obtaining a meaningful reduction in tax burden and/or cost of living), in Europe there are real 

cultural and linguistic hindrances in place. As a result, a disproportionately high percentage of 

people gravitate to the largest cities within their country of origin, rather than moving to another 

European country, when seeking work. 

 

More likely than stalling urbanisation at the country level, each of remote working and fiscal policy 

are more likely to work their way towards nudging the long-standing trend of suburbanisation 

further ahead (esp. in high-cost cities). It is probable that urbanisation may slow down versus 

recent history and that slowdown could become more clearly noticeable in Europe’s largest cities 

of London or Paris. Importantly, more suburbanisation within the largest European metropolises 

should not be confused with the end of urbanisation. Whilst well-connected satellite cities and 

leafier outer suburbs of London and Paris could perform relatively better than central parts from a 

residential land-value perspective, big cities are still expected to attract, retain (and thus 

accumulate) human capital on a net basis, at the expense of provincial towns.  

Continued on page 5  
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Exhibit 1: Urbanisation Trends After Covid-19

Exhibit 2: City Selection

Source: Oxford Economics, Green Street
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Real Income Growth p.a. – Capital (x-axis) vs. Second-Tier Cities (y-axis): '21 to '28

Critical Input: Income growth is a key driver of real estate rents. Population growth is less important 
insofar as supply responds to population increases over time. Combining strong outlooks for both is 
the ideal backdrop, especially in markets with high (physical or otherwise) barriers to new supply.

Real Income (x-axis) vs. Working-Age Population (y-axis) Growth p.a.: '21 to '28

Consensus View: Income growth per capita is the biggest driver of property rent growth over the 
long term. The consensus view holds that top cities in most European countries are expected to 
perform in-line with or better than important provincial towns. Remote working is likelier to lead to 
more suburbanisation within  cities as opposed to migration out of big cities altogether. 
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Exhibit 3: Urbanisation vs. Suburbanisation

Exhibit 4: Long-term Rent Growth Implications

Note: Work From Home (WFH) impact included in Urbanisation; ecommerce impact included in Demographics

Source: Oxford Economics, Green Street
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Less Dense, More Concentrated: Investors that get it right on the urbanisation / suburbanisation 
question will generate significant alpha. Whilst urbanisation within countries is expected to continue, 
more suburbanisation within high-cost markets is also anticipated. City centres' strong historic return 
outperformance versus suburban locations may significantly dissipate going forward.

Projected Land Value Trends Relative to Pre-Pandemic Era

Bringing It All Together: Traditional real estate sectors (e.g., office and retail) face multiple 
headwinds; the pandemic's fallout could serve to exacerbate the magnitude and timing of the hit to 
performance. Most other sectors are expected to be relatively immune over the long term.

Long-term Effect on Rent Potential of Urbanisation, Fiscal Policy & Demographics

Office Retail Multifamily PBSA Industrial
Healthcare
(nurs. homes)

Hotels 
(Leisure) By region

Implications for Big Cities — — • • • / + • / + • / +
Urbanisation (regions → capital city) • • + + + + +

U.K. — — • + + + + •
Nordics + + + + + + + +
Northern Continental Europe • • + + + + + • / +
Southern Continental Europe + + + + + + + +

Fiscal Policy (incl. taxes, regulation) — — — • — — —
U.K. — — — — — — — —
Nordics • • — • • • • •
Northern Continental Europe — — — • — — — —
Southern Continental Europe —— —— —— • — — — ——

Demographics (incl. societal norms) — — • • + + +
U.K. — —— • + + + + •
Nordics + — • + + + + • / +
Northern Continental Europe • —— • • + + + •
Southern Continental Europe — — • • + + + •
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Although higher taxes are not necessarily detrimental to urbanisation, governments could actively 

target more progressive fiscal policies to plug municipal deficits built up during the health crisis. 

One solution – contemplated in the U.K. at present – would involve raising taxes based off 

residential property market values. City centres would be disproportionately hurt in such a 

scenario, incentivising some residents to pick up and move to more affordable pastures. Finally, 

some governments are actively aiming decentralising urban agglomerations. The U.K. 

government’s “levelling-up” agenda is a good example as it includes moving tens of thousands of 

public-sector jobs out of London and into northern cities by 2030. But those policies might remain 

the exception rather than the norm.  

City Centre Lights To Glow Just As Bright As They Did Pre-Covid? 

Our threefold conclusion is as follows: 

• First, urbanisation will persist within countries, albeit suburbanisation may

accelerate within high-cost cities as people make lifestyle choices around housing (more

outside space) and (lower) work commuting frequency. Should this play out, performance of

residential and retail real estate in city centres will likely lag suburban locales. In other words

suburban growth will be the main manifestation of urbanization across European high-cost

cities. Urbanization growth of the large agglomeration around a core city is projected to

proceed at the expense of city centres. In that case, urbanization continues, but the gains

accrue to areas outside of the city core.

• Second, even if urbanisation within countries carries on, there is no guarantee that all property

sectors will do equally well. Property performance is most divergent between sectors as

opposed to across geographies. In other words, property rental and capital value performance

across Green Street’s top 25 cities under coverage is expected to be highly correlated across the

same sector, much more so than across sectors within the same city. The ongoing disrupters of

digitalization (e.g., ecommerce, remote working) appear to have only intensified in the

pandemic, and the private market is still not there in terms of relative pricing (e.g., industrial

still screens cheaper than retail at current cap rates). Office and retail are facing such

powerful structural demand headwinds that in most instances weak

fundamentals are unlikely to be entirely offset by the ongoing trend of more

urbanisation (i.e., a bigger addressable market in top cities). Sector selection is thus

expected to be a bigger relative driver of future unlevered returns, as opposed to market

selection within the 25 cities under coverage. It is no surprise that Office and Retail are the two

property sectors that have underperformed most in the listed (i.e. public) sphere. Direct (i.e.

private) real estate investors would do well to heed the listed market’s warning signal – backed

up by Green Street’s sector allocation work – as opposed to interpreting these observable GAV

discounts as compelling buying opportunities.
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• Real estate investors looking to maximise look-forward risk-adjusted returns would ideally

continue targeting buildings located near major transportation hubs of major European cities

that combine (i) affordable starting points for rental levels, (ii) solid disposable income

growth-per-capita outlooks, (iii) strong fiscal positions at the local government level,

and (iv) limited income and wealth inequality. The latter attribute will help mitigate the

odds of societal backlash against owners of intellectual as well as fixed capital, including

institutional real estate owners (e.g., via higher taxation, introduction / stricter rent controls,

etc.). Simply targeting the biggest cities just because of their size is unlikely to be a winning

strategy in the same way it has been during the past two decades. And while points (i), (iii),

and (iv) above are already visible today and a great starting point for market selection (i.e.,

they can already be reflected in relative long-term rent growth expectations), investment

conviction can be further strengthened with a good forecast on point (ii), which is derived from

a good understanding of further urbanisation prospects.

Targeting the “right” cities – in terms of maximising risk-adjusted return prospects – requires an 

equal emphasis on return and risk. The urbanisation prospects of Copenhagen, Stockholm 

and Dublin look exciting once the recessionary backdrop dissipates. Importantly, social safety 

nets will help ensure income inequality perceptions remain in check, mitigating the odds of nasty 

political/regulatory surprises during the next few years. On the other hand, London and Paris 

appear relatively more susceptible to thematic headwinds identified per our research trilogy, 

especially with regards to remote working as well as income inequality (i.e., higher taxes, more 

tenant-friendly regulations). 

Peter Papadakos, Managing Director 
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.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�$XWKRULW\��7KLV�UHSRUW�LV�SURYLGHG�LQ�WKH�8QLWHG�.LQJGRP�IRU�WKH�XVH�RI�WKH�DGGUHVVHHV�RQO\�DQG�LV�LQWHQGHG�IRU�XVH�RQO\�E\�D�SHUVRQ�RU�HQWLW\�WKDW�TXDOLILHV�DV�D��3URIHVVLRQDO�&OLHQW��
RU�DQ��(OLJLEOH�&RXQWHUSDUW\����&RQVHTXHQWO\��WKLV�UHSRUW�LV�LQWHQGHG�IRU�XVH�RQO\�E\�SHUVRQV�KDYLQJ�SURIHVVLRQDO�H[SHULHQFH�LQ�PDWWHUV�UHODWLQJ�WR�LQYHVWPHQWV��7KLV�UHSRUW�LV�QRW�
LQWHQGHG�IRU�XVH�E\�DQ\�RWKHU�SHUVRQ��,Q�SDUWLFXODU��WKLV�UHSRUW�LQWHQGHG�RQO\�IRU�XVH�E\�SHUVRQV�ZKR�KDYH�UHFHLYHG�ZULWWHQ�QRWLFH�IURP�*UHHQ�6WUHHW��8.��WKDW�KH�VKH�LW�KDV�EHHQ�
FODVVLILHG�� IRU� WKH�SXUSRVH�RI� UHFHLYLQJ�VHUYLFHV� IURP�*UHHQ�6WUHHW� �8.���DV�HLWKHU�D� �3URIHVVLRQDO�&OLHQW��RU�DQ��(OLJLEOH�&RXQWHUSDUW\���$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�'LVFORVXUH�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�
LQYHVWPHQW�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�*UHHQ�6WUHHW��86��DQG�*UHHQ�6WUHHW��8.��UHVHDUFK�UHSRUWV�UHFHLYHG�IURP�VXEMHFW�FRPSDQLHV�UHSUHVHQW�DSSUR[LPDWHO\����RI�HDFK�RI�
*UHHQ�6WUHHW��86�¶V�DQG�*UHHQ�6WUHHW��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�*UHHQ�6WUHHW�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�GRLQJ�EXVLQHVV�DV�*UHHQ�6WUHHW��6HUYLFHV�DUH�RQO\�RIIHUHG�WR�FOLHQWV�RU�SURVSHFWLYH�FOLHQWV�ZKHUH�*UHHQ�6WUHHW��//&�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�� 

*UHHQ�6WUHHW��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� 
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$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�DQG�IRU�LOOXVWUDWLYH�SXUSRVHV�RQO\��+\SRWKHWLFDO�UHVXOWV�GR�QRW�UHSUHVHQW�DFWXDO�WUDGLQJ��$FWXDO�SHUIRUPDQFH�ZLOO�YDU\�
IURP�WKH�K\SRWKHWLFDO�SHUIRUPDQFH�VKRZQ�DERYH�GXH�WR��EXW�QRW�OLPLWHG�WR������DGYLVRU\�IHHV�DQG�RWKHU�H[SHQVHV�LQFXUUHG������WUDQVDFWLRQ�FRVWV������H[FKDQJH�
UDWH�PRYHPHQWV������WKH�LQDELOLW\�WR�H[HFXWH�WUDGHV�DW�WKH�ODVW�SXEOLVKHG�SULFH��WKH�K\SRWKHWLFDO�UHWXUQV�DVVXPH�H[HFXWLRQ�DW�WKH�ODVW�FORVLQJ�SULFH�������WKH�
LQDELOLW\�WR�PDLQWDLQ�DQ�HTXDOO\-ZHLJKWHG�SRUWIROLR�LQ�VL]H��WKH�UHWXUQV�DERYH�DVVXPH�DQ�HTXDO�ZHLJKWLQJ���DQG�����PDUNHW�DQG�HFRQRPLF�IDFWRUV�WKDW�ZLOO�DOPRVW�
FHUWDLQO\�FDXVH�RQH�WR�LQYHVW�GLIIHUHQWO\�WKDQ�SURMHFWHG�E\�WKH�PRGHO�WKDW�VLPXODWHG�WKH�DERYH�UHWXUQV��$OO�UHWXUQV�DVVXPH�UHLQYHVWPHQW�RI�GLYLGHQGV��
+\SRWKHWLFDO�DQG�SDVW�SHUIRUPDQFH�GRHV�QRW�JXDUDQWHH�IXWXUH�UHVXOWV� 

��� 5HVXOWV�DUH�IRU�UHFRPPHQGDWLRQV�PDGH�E\�*UHHQ�6WUHHW¶V�(XURSHDQ�5HVHDUFK�7HDP�RQO\��6LQFH���-XO\�������SHUIRUPDQFH�LV�FDOFXODWHG�ZKHQHYHU�D�
UHFRPPHQGDWLRQ�LV�FKDQJHG�XVLQJ�WKH�VKDUH�SULFH�DW�WKH�PRVW�UHFHQW�PDUNHW�FORVH� �3UHYLRXVO\��SHUIRUPDQFH�ZDV�EDVHG�RQ�UHFRPPHQGDWLRQV�SURYLGHG�LQ�
*UHHQ�6WUHHW¶V�³5HDO�(VWDWH�6HFXULWLHV�0RQWKO\´��5(60� �DQG�DVVXPHG�QR�FKDQJH�LQ�UHFRPPHQGDWLRQ�EHWZHHQ�5(60�SXEOLFDWLRQV� �5HVXOWV�IURP���6HSWHPEHU�
�����WKURXJK���-DQXDU\������ZHUH�LQGHSHQGHQWO\�YHULILHG�E\�DQ�LQWHUQDWLRQDO�³%LJ��´�DFFRXQWLQJ�ILUP��7KH�DFFRXQWLQJ�ILUP�GLG�QRW�YHULI\�WKH�VWDWHG�UHVXOWV�
VXEVHTXHQW�WR���-DQXDU\�������$V�RI���-DQXDU\�������WKH�DQQXDOLVHG�WRWDO�UHWXUQ�RI�*UHHQ�6WUHHW¶V�UHFRPPHQGDWLRQV�VLQFH���6HSWHPEHU������ZDV��%X\�
��������+ROG���������6HOO��������8QLYHUVH�������� 

��� %HJLQQLQJ���-XO\�������DOO�FRPSDQLHV�LQ�*UHHQ�6WUHHW¶V�(XURSHDQ�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�5(60� 

��� )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�� 

��� *UHHQ�6WUHHW�KDV�RQO\�WKUHH�UHFRPPHQGDWLRQV��%8<��³%´���+2/'��³+´��DQG�6(//��³6´����7KH�ILUP�GRHV�QRW�FRQVLVWHQWO\�SXEOLVK�SULFH�WDUJHWV�DQG�WKHUHIRUH�SULFH�
WDUJHWV�DUH�QRW�LQFOXGHG�LQ�WKLV�JUDSK���³%X\´� �0RVW�DWWUDFWLYHO\�YDOXHG�VWRFNV��LQ�ZKLFK�ZH�UHFRPPHQG�RYHUZHLJKW�SRVLWLRQ��³+ROG´� �)DLUO\�YDOXHG�VWRFNV��LQ�
ZKLFK�ZH�UHFRPPHQG�PDUNHW-ZHLJKWLQJ��³6HOO´� �/HDVW�DWWUDFWLYHO\�YDOXHG�VWRFNV��LQ�ZKLFK�ZH�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��8.��WUDFN�UHFRUG�ZLOO�FRQWLQXH�WR�EH�SXEOLVKHG�PRQWKO\�LQ�5(60�–�(XURSH�(GLWLRQ��7KH�UHVXOWV�PD\�QRW�EH�UHOLHG�XSRQ�LQ�FRQQHFWLRQ�ZLWK�DQ\�RIIHU�
RU�VDOH�RI�VHFXULWLHV��1HLWKHU�*UHHQ�6WUHHW�$GYLVRUV��8.��/LPLWHG��LWV�DIILOLDWHV�QRU�DQ\�RI�WKHLU�UHVSHFWLYH�GLUHFWRUV��HPSOR\HHV��DJHQWV�RU�UHSUHVHQWDWLYHV�PDNHV�
DQ\�LPSOLFLW�RU�H[SOLFLW�UHSUHVHQWDWLRQ�RU�ZDUUDQW\�ZLWK�UHJDUG�WR�WKH�DFFXUDF\�RU�FRPSOHWHQHVV�RI�WKLV�LQIRUPDWLRQ�RU�DFFHSWV�RU�DVVXPHV�DQ\�UHVSRQVLELOLW\�IRU�
WKH�DFFXUDF\�RU�FRPSOHWHQHVV�RI�WKLV�LQIRUPDWLRQ�RU�DQ\�ORVV�ZKHWKHU�GLUHFW�RU�LQGLUHFW��LQFLGHQWDO��VSHFLDO�RU�FRQVHTXHQWLDO�WKDW�PD\�DULVH�IURP�RU�LQ�FRQQHFWLRQ�
ZLWK�WKH�XVH�RI�WKLV�LQIRUPDWLRQ�RU�RWKHUZLVH� 

*UHHQ�6WUHHW�ZLOO�IXUQLVK�XSRQ�UHTXHVW�DYDLODEOH�LQYHVWPHQW�LQIRUPDWLRQ�UHJDUGLQJ�WKH�UHFRPPHQGDWLRQ 

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

Year3 Buy Hold Sell Universe

2021 YTD -1.9% -0.1% -4.0% -1.9%

2020 5.2% -26.6% -16.4% -14.4%

2019 40.8% 26.1% 23.5% 29.0%

2018 1.8% -6.9% -20.9% -8.5%

2017 30.9% 19.2% 11.1% 19.9%

2016 5.4% 2.1% -2.3% 1.9%

2015 22.8% 14.4% 10.5% 16.1%

2014 35.6% 28.3% 24.1% 29.8%

2013 16.3% 7.6% 9.4% 11.2%

2012 39.8% 29.3% 17.0% 29.8%

2011 -7.6% -8.2% -12.7% -9.2%

2010 13.1% 0.3% 7.9% 9.2%

2009 10.0% 5.5% 1.6% 7.0%

Cumulative Total Return 538.9% 108.1% 43.5% 180.4%

Annualized 17.8% 6.7% 3.2% 9.5%
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5HVHDUFK 

(93��'LUHFWRU�RI�*OREDO�5(,7�5HVHDUFK &HGULN�/DFKDQFH FODFKDQFH#JUHHQVWUHHW�FRP 

+HDG�RI�(XURSHDQ�5HVHDUFK 3HWHU�3DSDGDNRV��0DQDJLQJ�'LUHFWRU SSDSDGDNRV#JUHHQVWUHHW�FRP 

���+HDOWK�&DUH 3HWHU�3DSDGDNRV��0DQDJLQJ�'LUHFWRU 
(GRDUGR�*LOL��&)$��6HQLRU�$VVRFLDWH 

SSDSDGDNRV#JUHHQVWUHHW�FRP 
HJLOL#JUHHQVWUHHW�FRP 

���,QGXVWULDO 3HWHU�3DSDGDNRV��0DQDJLQJ�'LUHFWRU 
6RSKLH�3DUN��6HQLRU�$VVRFLDWH 

SSDSDGDNRV#JUHHQVWUHHW�FRP 
VSDUN#JUHHQVWUHHW�FRP 

���2IILFH 0DULH�'RUPHXLO��$QDO\VW 
(GRDUGR�*LOL��&)$��6HQLRU�$VVRFLDWH 
/XFLH�3ODVVDUG��$VVRFLDWH 
1LND�6WUHOQLNRYD��$VVRFLDWH 

PGRUPHXLO#JUHHQVWUHHW�FRP 
HJLOL#JUHHQVWUHHW�FRP 
OSODVVDUG#JUHHQVWUHHW�FRP 
QVWUHOQLNRYD#JUHHQVWUHHW�FRP 

���5HVLGHQWLDO $QGUHV�7RRPH��$QDO\VW DWRRPH#JUHHQVWUHHW�FRP 

���5HWDLO 5RE�9LUGHH��$QDO\VW 
$OOLVRQ�6XQ��$VVRFLDWH 

UYLUGHH#JUHHQVWUHHW�FRP 
DVXQ#JUHHQVWUHHW�FRP 

'DWD�0DQDJHPHQW 6DGLH�%DOGZLQ��6HQLRU�$VVRFLDWH 
5DKXO�.DXVKDO��$VVRFLDWH 
%KDYLQ�.DUVDQ��$VVRFLDWH 

VEDOGZLQ#JUHHQVWUHHW�FRP 
UNDXVKDO#JUHHQVWUHHW�FRP 
ENDUVDQ#JUHHQVWUHHW�FRP 

���6HOI-6WRUDJH $OOLVRQ�6XQ��$VVRFLDWH DVXQ#JUHHQVWUHHW�FRP 

0DUNHW�$QDO\WLFV $QGUHZ�0F&XOORFK��&)$��(93��*OREDO�+HDG�RI�'DWD�	�$QDO\WLFV� 
5\DQ�0LOOHU��&)$��$QDO\VW 
���$OH[�0F,QW\UH��$VVRFLDWH 
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