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UNCERTAINTY IS AROUND US

We are 7 years into an economic expansion.

External
Internal

Presidential Election Rate Hike
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BIG BLOW TO MARKETS DURING THE HOUSING BUST

FHA Loan Limits

Source: Federal Housing Administration

County

Inland Empire (Riverside & San Bernardino Counties)
Las Vegas (Clark County)

Phoenix (Maricopa County)

Miami (Miami-Dade County)

DC (DC, Arlington, & Alexandria Counties)

Chicago (Cook County)

Houston

Austin

2013
$500,000
$400,000
$346,250
$423,750
$729,750

$410,000

$271,050

$288,750

2014
$355,350
$287,500
$271,050
$345,000
$625,500

$365,700

$295,550

$305,900

Change
-28.90%
-28.10%
-21.70%
-18.60%
-14.30%

-10.80%

9.04%

5.94%
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PRICED BELOW FHA LIMIT = KEY TO MORE SALES

July 2016 Avg. Price and Per-Project Sales Rate by County
Maricopa Co., AZ Harris Co., TX Orange Co.,FL Riverside Co., CA

FHA ($271K) ($330K) ($275K) ($357K)
Below Limit 411 346 344 361
Above Limit 218 125 207 310
Ratio 19to0 1 2810 1 17t01 12t01

Source: Zonda
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RECOVERY: DIFFERENT FOR BUBBLE MARKETS

Median Detached Existing Home Prices

S Las Vegas (Bubble City)  =—Dallas (Efficient City) - San Jose (Gateway City): Right Axis
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ALL THINGS CONSIDERED, HOUSING IS DOING WELL

The last run up twisted our perspective of “normal’.

United States: New Home Sales (seasonally adjusted annual rate)

Change over month: -7.6% Change over year: 20.6%
Updated Oct. 03, 2016

1,467,000

1,222,500

978,000

733,500

Total Sales (NSA)

489,000

244,500

Minimum: 305,000 in 2011 Maximum: 1,283,000 in 2005 41 Year Average: 681,674

Source: U.S. Census Burean, Moody's Analytics; Zonda by Meyers Research. Data as of September 26, 2016. Next release is October 20,
2016.
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MODERATING RETURNS WILL BENEFIT RESIDENTIAL

Return Expectation by Asset Class (2015-2017)

Source: Federal Reserve

2016 2017

MULTI-FAMILY RETAIL INDUSTRIAL OFFICE
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ATTACHED BECOMING MORE INTERESTING

What Is Your Target Product Type

Source: Meyers Research

2011 2012 2013 2014 2016

120%
100%
80%
60%
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- “
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Land Single Family  Entitlement Land Attached Attached Attached
Development Homebuilding Development Condo Condo Condo
(Single Family) (Attached) (Lessthan 3  (3-5 stories) (5+ stories)

stories)



Meyers z ZONDA

RESEARCH

UNENTITLED IS NOW TOO RISKY

What Is Your Maximum Entitlement Risk

Source: Meyers Research
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MARKET FORECAST

Where Are We In The Cycle?

Source: Meyers Research
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100%
90%
80%
70%
60%
50%
40%
30%
20%
10% I
o _ -

Still Falling At the Bottom On the Rise Reaching the top



Amount of Return Associated

RISK AND RETURN
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LESSONS LEARNED AND FUTURE LOOK

Lessons Learned

1. This recovery is different than any in the past
2. Curveball: government intervention

3. Location, location, location

4. Length of economic cycle

Where Do We Go From Here?

1. Focus on A and B locations

2. Shorter duration projects <3 years
3. Manufactured sites (focus on retail)
4. Look towards density solutions

Meyers B
r’F'EFS{\-’J-:_| Z SN \



Meyers @ 7ONDA

RRRRRRRR

SETTING THE STAGE....

Labor Shortages
Recession? Where in the Cycle are WE?

Demographics
Scale and Timeframe Absorption Vs Pricing

MPC and Mixed Use
Public vg Private
Consumer Preferences
Debt and Equity

Increasing Densities Profit Margins

Lessons Learned Relationships
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$10M TO $20M DEALS ARE STILL THE IDEAL

What Is Your Ideal Investment Size

Source: Meyers Research

2013 2014 2016
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Up to $4.9M $5M to $9.9M $10M to $19.9M $20M to $49.9M $50M+



