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Data / Information

Who do you trust?

Weaponizing of News

Weaponizing of FBI

Weaponizing of DOJ

Weaponizing of IRS/Other Agencies

| trust nothing today!
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https://layoffstracker.com/
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-
1 Amazon 28000
2 Microsoft 13700
3 Google 12000
4 Meta 11151
5 Twitter 9302
6 Salesforce 9090
7 Goldman Sachs 6225
§ HP 6000
9 Cizco 4163
10 Peloton 4100

Greer Advisors, LLC




GreenStreet 1/4/2023

Commercial Real Estate: Fair Value vs. Corporate Bonds & Implied by REIT Pricing
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Supply / Demand vs. Financing

Supply / Demand - Impacts Rent & Vacancy less on Value
= Most Demand ties to Jobs — Drives Vacancy (1), Rents (2)

- Office — FIRE Employment, Portion of Service Employment
- Retail — Household (HH) Formations, Income Growth

- Industrial — Manufacturing & Distribution (Logistics)

- Multifamily — HH Formations, non-Top 25% of HH Income

- Hotel — Corporate Travel — Office & Industrial Employment

Financing DRIVES VALUE! Low Interest = High Value
" Availability

O Currency wars / restrictions, trade wars, FRB
Rate and Term Rate Hikes, Global Turmoil, e.g., U.S. v China
0 v Russia, Global perception of America
| eve rage (Afghanistan, Ukraine, Global Trade, etc.)
H
Recourse

8'International Investment ** Greer Advisors, LLC




www.USDebtClock.org 20230126 6:08 am

) US Debt Clock.oxg

o

|State Debt Clocks | l World Debt Clocks |

$31,513,629,004,763 §¢ 594,254

BT PER TAXPAYER US FEDERAL TAX REVENUE
$246,867

$4,608,488,898,824 &

REVENUE PER CITIZEN
$13,789

() Debt Clock Time Machine ()

INCOME TAX REVENUE PAYROLL TAX REVENUE
$2,614,804,440,943 & $1,512,551,113,737

US-FEDERAL SPENDING (OFFICIAL) US-FEDERAL BUDGET-DEFICIT:(OFFICIAL) TOTAL STATE REVENUE TOTAL LOCAL REVENUE CORPORATE TAX REVENUE TARIFF TAX REVENUE
$6,007,688,897,878 4 $1,399 199,099 053 $2,216,337,780,915 S1,287,422,221,08i ‘ $435,057,770,350 $73,507,555,461
{ US FEDERAL SPENDING (ACTUAL) ) { US FEDERAL BUDGET DEFICIT (ACTUAL) OED UEBT-PER UEs DEBT-PER
$6,175,592,891,608 $1,567,104,002,142 $1,242,302,223,187 $3,717 $2,310,418,669,009 $6,913
R DEB 0 DP 0 RO D0 PROD 0 DERA 0 P ) 0 DEB 0 GDPR D 0 GDPR 0
T 53.32% MGl 34.50% JBIITY 59.42% MELQ 121.50% $25,936,962,498,758 $9,616,795,576,678 135.20% 37.08%
MEDICARE/MEDICAID SOCIAL SECURITY ( DEFENSE/WAR ON DEB I POP 0 US WORKFORCE NOW OFFICIAL UNEMPLOYED DOLLAR TO OIL RATIO NOW
$1,520,017,782,816 $1,251,768,893,407 $776,084,444,658 $523,666,669,964 334,319,095 159,475,110 5,678,059 $3.10 PER BARREL
US INCOME TAXPAYERS US WORKFORCE 2000 # ACTUAL UNEMPLOYED DOLLAR TO OIL RATIO 1913
: 127,518,029 160,046,287 10,522,638 $2.19 PER BARREL
0 DEB OED . .

OTA REST PAID INTEREST PER ADULT PRIVATE SECTOR JOBS NOTIN LABOR FORCE NOW FULL-TIME WORKERS 0 RATIO
$3,664,588,510,447 &8 $14,166 $93,893,914,558,922 $4,921 126,747,106 99,889,003 132,327,080 $119 pen ouNce
AT TR OTAL PERSONAL-DES DERSONAL DEBT PER CIT. US SELF-EMPLOYED NOT IN LABOR FORCE 2000 » PART-TIME WORKERS i

; 8,942,839 81,811,737 26,065,884 $2.66 PER OUNCE
$567,171,815,302 $36,477,233,290 $24,287,324,533,953 $72,582 L =il
US UNION WORKERS D 0 MEDIAN NEW HOME NOW 0 RATIO
STUDENT LOAN DEBT PER STUDENT CREDIT CARD DEBT PER HOLDER 15,342,966 $35,688 $492,886 $866 PER OUNCE
$1,776,384,435,527 $39,638 $1,217,511,406,322 $7,382 GOVERNMENT EMPLOYEES ) | ( MEDIAN INCOME 2000 « MEDIAN NEW HOME 2000
23,755,952 $31,622 $161,579 $28.63 PER OUNCE
- - e MANUFACTURING JOBS NOW BANKAUP POVER R T0 SILVER RATIO NO
US TREASURY DOLLARS NOW US M2 MONEY SUPPLY NOW R D CREDIT D 0
5 443,640 42,472,390 404.97 to1
$840,569,220 $21,344,119,814,545 $644,938,622,580,976 hmess ) s SLES LS
US TREASURY DOLLARS 2000 US M2 MONEY SUPPLY 2000 CURRENCY AND CREDIT DERIVATIVES 2000 17,270,970 98’111 27'185'522 119.26 to1
$3,551,711,542 $4,680,667,251,315 $88 623.466 124 977
= e US RETIREES MEDICARE ENROLLEES ONA DOLLAR T0 CRYPTO RATIO NO
DEST-HELD BY-FOREIGN-COUNTH S TRADE DEFICIT US TRADE DEFICIT » CHINA US TMPORTED OIL 555‘?“2.;?; “;lzcﬁ::i'g:;“ |.2|2'657"2‘_’1 - 2?93 "?“' z
$7,070,257,298,847 $1,215,360,434,026 $401,885,313,425 $292,937,558,155 8,866,369 83,824,407 43,661.27 9,832 to1
0 oLD OTAL NATIO PER 0 g B D B DED 0 B PER
$142,767,873,469,447 $180,059,194,431,337 $538,674 $22,432,248,904,704 $34,959,173,359,977 $181,086,768,227,789 $541,515

1980 = Ronald Regan, Paul Volker, and Arthur Laffer (Laffer
9 Curve) — Debt: GDP 15.71% 2001
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http://www.usdebtclock.org/

Interest Rates — Long Term View 2008+

Fed Slows Rate Hikes But
Signals More to Come

Upper limit of the U.S. federal funds target rate range™

Recession
6%
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* dotted lines indicate median projections of the midpoint of the appropriate

target range for the federal funds rate at the end of the specified calendar year
Source: U.S. Federal Reserve

B statista s
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Key Economic Indicators

Normally, Unemployment Rate and
Employment Ratio go here.

Due to COVID, high rate of layoffs, and the
number of people who left the work force (e.g.
retired earlier than planned) the Unemployment
numbers are no longer reliable.

Employment Ratio, aka Employment Population Ratio = -
11 Employed persons 16 years and over, divided by the population. G reer AdVlSO IS, I— I—C




Inflation - https://www.usinflationcalculator.com/ 1/26/2023

Year Jan Feb Mar Apr May Jun Jul Aug  Sep Oct HMNWov Dec Ave

2023 Avail.
Feh.
14

2022 7.5 7.9 8.5 8.3 8.6 2.1 8.5 8.3 8.2 77 71 &.5 8.0
2021 14 1.7 2.6 4.2 3.0 3.4 34 3.3 34 &.2 &.8 70 4.7
2020 23 2.3 15 0.3 0.1 0.6 10 1.3 14 12 1.2 14 12
2019 16 1.5 1.9 20 1.8 16 1.5 1.7 1.7 18 21 23 1.8
2018 2.1 2.2 24 23 2.8 2.9 2.9 2.7 23 23 2.2 1.2 2.4
2017 23 2.7 24 2.2 1.9 1.6 1.7 1.2 22 2.0 22 21 2.1
2016 14 1.0 0.9 11 1.0 1.0 0.5 1.1 1.5 1.6 1.7 21 1.3
2015 0.1 Q.0 -0.1 -0.2 0.0 0.1 0.2 0.2 0.0 0.2 0.5 0.7 a1
2014 1.6 1.1 1.5 20 21 2.1 20 1.7 1.7 1.7 1.3 0.5 1.6
2013 1.6 2.0 1.5 1.1 14 18 20 1.5 1.2 1.0 1.2 1.5 1.5

2012 29 29 27 2.3 1.7 1.7 14 1.7 20 22 15 1.7 21

’ Greer Advisors, LLC



https://www.usinflationcalculator.com/

WTI OIil Prices Down a bit, 1/23/2023

120000 4

110.00 4

100.00 4

20.00 4

BO.OO -

T0.00 -

G000

5000

40000

3000

2000

2019 2020 2021 2022 202

U.S. uses West Texas Intermediate Crude Oil, which is a much -
13 higher grade of crude than that used by many other countries. G reer AdVlSO I'S, I— I—C




Key Conclusions

Government bond yields reach a record high since
the new administration took over.

Omnibus $1.7 Trillion, 4,155 pages, 7,000+ bills.

Runaway spending.

» Greer Advisors, LLC




«Real Estate Capital Markets
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REIT Performance Issue
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REIT Dividend Yields

®
Nareif. @
= working for you

January 24, 2023

Period fo Date Performance (%)
Number Dividend Price Return Total Returns

Property Sector/Subsector of REITs Yield 24-Jan-23 24-Jan-23 MTD QTD
FTSE Mareit All Equity REITs 147 373 0.34 0.34 6.81 6.81
FTSE Mareit Equity REITs 140 388 0.43 0.43 T.53 7.53
Industrial 12 263 0.15 015 11.29 11.29
Office 19 218 -0.66 -0.66 6.20 6.20
Retail 33 477 0.28 0.28 2.07 3.07

Shopping Centers 13 413 0.44 0.44 406 4,06

Regional Malls 3 287 0.40 0.40 T7.26 7.26

Free Standing 12 475 0.08 0.08 469 469
Residential 20 323 1.53 1.53 597 597

Apartments 15 387 173 1.73 5.58 5.58

Manufactured Homes 3 243 0.87 0.87 2.3 2.3

Single Family Homes 2 2.56 1.42 1.42 8.36 8.36
Diversified 11 2.8 0.26 0.26 7.79 7.78
Lodging/Resorts 14 283 0.3 0.51 11.18 11.18
Health Care 13 4.89 -0.09 -0.09 11.65 11.62
Self Storage 3 350 0.53 0.83 3.1 201
Timber 3 259 -0.73 -0.73 4.186 418
Infrastructure 4 310 0.05 0.05 352 3.52
Data Centers 2 262 0.25 025 8.85 8.85
Specialty 9 491 0.37 0.37 481 431
FTSE Mareit Mortgage REITs 34 12.02 -0.64 -0.64 11.48 11.48

Home Financing 19 13.33 -0.46 -0.46 11.58 11.38

Commercial Financing 13 9.63 -0.91 -0.91 11.35 11.35
Source: FTSE™, Factset, Nareit®

isclaimer: The FTSE Mareit US Real Estate

g name of FTSE®, FTSE® and related tra ta the LSE Group. Mar:

Trusts®. 5 in the Indexss w
responsibility or Esbility can be a ed by any member of t by their res ve directors,
neglige fi f this pub: n or any of the informal formance is no guaranizs of future res
ratirne shrwn ma - = nf tha zrtal tradinn of inuasts

YTD

6.81
7.33

11.29
6.20

207
4.08

7.26
469

5497
558
N
8.36

7.79
11.19
11.65

M

4.16

352

535

4.3

11.4%

11.59
11.35

Compound Annual Total Returns (%)
1-Year 3-Year 5-Year A0-year
-12.05 143 6.41 7.33
-11.73 1.38 5.93 6.66
-11.42 10.54 16.22 14.99
-29.86 -13.33 -5.09 1.16
-2.34 1.01 2.57 3.29
-3.81 283 4.57 3.9
-8.78 0.96 -2.99 0.46
489 002 9.34 7.62
-21.10 -0.28 T.67 5.83
-23.04 -1.3 6.33 7.52
-14.46 043 12.52 16.62
-15.95 469 9.96 -
-1.41 -3.82 1.1 3.30
=277 -2.94 -4.08 3.08
-12.25 -4.64 4.69 3.54
-14.97 1413 13.98 12.59
-10.18 394 1.5 4.10
-13.87 078 10,18 11.82
-10.60 499 8.75 -
17.00 918 10.71 -
-13.97 -9.24 -1.33 263
-14.11 -11.66 -3.84 0.69
-13.83 -4.63 4.1 7.62
formaticn given in th
sors for any errors or for any | ncluding in
= are provided for illustrative purposes only. Index
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REIT Bond Issuance — Continued Growth

REITs are perceived as Investment Grade.
Direct Real Estate is NOT.

8 Greer Advisors, LLC




CMBS Delinquencies — Trepp — 1/5/2023

Month-Over-Month Delinquency Rates by Major Property Type
Delinquency Trends

8%
. Peak Delinquency Rate
T (July 2012)

N A 304%
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=Conclusions & Forecast
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Conclusions and Forecast - Office

= Overall Office Demand (Square Footage) is still changing.

Some companies want employees back in the office. Others
ggocused 0on expenses) continue to promote telecommutmg.

he two issues will largely offset each other from a total SF
perspective, but the office configuration will _
COMPLETELY change. Bullpens will be gone. Distancing
will change everything. Space will require complete
reconfiguration; hence, value per SF will continue to fall,
then rebound as new space meets new configuration
requirements.

= Design teams (e.g. entertainment, engineering, Some types
of manufacturing) will need face to face interaction. Number
crunchers (accountants, appraisers, certain engineers) will be
sent to work from home.

’1 Greer Advisors, LLC




Conclusions and Forecast - Industrial

= Logistics space continues to experience relative increased

demand as home delivery, online shopping, etc. become the
new Norm.

= Manufacturing space continues to require reconfiguration
based on human involvement and new distancing
requirements.

= Warehousing continues to see nominal change, with the
exception that more companies are moving to the Amazon
model (i.e., home delivery). Amazon itself continues to
Improve its model and is reducing warehouse requirements

as It streamlines inventory management and product
offerings.

’s Greer Advisors, LLC




Conclusions and Forecast — Overall CRE

= With the rates hikes over the past year+, changes in value
will vary from 100+ percent loss in value to increased
values. Government guaranteed Net-leased properties with
significant term remaining on the lease might increase in
value due to tenor and terms.

= Hotels, restaurants, ground-leases, theme parks, movie
theaters, etc. will face the largest declines.

= Averages no longer matter. Losses/gains will be largely

based on property-type and specific characteristics of a
specific property.

’3 Greer Advisors, LLC




Conclusions and Forecast - Retall

= Retall has forever changed. On-line shopping, home

de
de

Ivery, etc. will continue to increase. Stores with multiple
Ivery outlets (e.g. online, In person, curbside, etc.) will

survive the best. Those with In-Person as their only option

Wi

24

| not.
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Conclusions and Forecast - Restaurants

= Restaurants that survived COVID are improving; however,
home delivery, Uber Eats, chain-branded delivery, outdoor
dining, etc. will continue to be factors for success. Uber Eats
and other delivery sources have filled needs. In store dining
remains well below that of years ago. The few restaurants
that are up, are merely up because their competition folded.

= Ground-leased restaurants will almost certainly die.

. Greer Advisors, LLC




Conclusions and Forecast - Hotels

= As noted last year, many of the Group Meeting / Conference
hotel stays (aka Room Nights of Demand) have lost
significant demand due to Zoom, Doxy, WebEX, and other
meeting-based web platforms.

= The destination resorts (including gambling, skiing, etc.)
that survived should continue to survive, assuming they do
not have calls on loan terms (maturity).

= Room night demand selgmentation analysisis
IMPORTANT, as is ADR segmentation. Leisure Is less rate
sensitive compared to Group Meeting or Conventions.

26 Greer Advisors, LLC




Questions / Answers
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