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The Case for Commercial Real Estate

An Important Part of a Long-Term, Well-Diversified Portfolio

Commercial real estate conjures images of malls and skyscrapers that have been accessible as
investments only by large institutional investors. However, individuals not only can easily invest in
commercial real estate through a variety of vehicles, but there are many sound financial reasons to include
the asset class as part of a well-diversified investment portfolio. In fact, institutions that invest in commercial
real estate target an average allocation of 10.3% of their portfolios to the sector, according to a January
2011 survey by Kingsley Associates and Institutional Real Estate, Inc. The benefits include:

e Superior Risk-Adjusted Performance: Over time, commercial real estate has produced
compelling returns with lower volatility than other investment sectors.

e Healthy Current Income: Commercial real estate, including both privately held assets and
publicly traded real estate investment trusts (REITs), historically has generated attractive
current income in comparison to other asset classes.

e Large Investable Universe: Commercial real estate is the third-largest investment class,
affording investors a wide range of strategies and opportunities.

o Diversification: Commercial real estate generally does not move in synch with other
investments such as stocks and bonds.

o Inflation Hedge: Commercial real estate provides a natural hedge against inflation.

Opportunities in Commercial Real Estate

Superior Risk-Adjusted Performance: \While some asset classes have historically generated higher
returns than real estate, the incremental returns have generally come with exposure to higher risk. When
one calculates returns in relation to risk over an extended period, measured in terms of volatility (or
standard deviation), commercial real estate has produced competitive absolute returns to stocks and bonds
and superior risk-adjusted returns to stocks. Publicly held real estate is typically more volatile, but over time
it has produced a high

absolute return with a  Commercial Real Estate Produces High Return Per Unit of Risk

risk-adjusted return  Historical Returns (1Q78 - 4Q10)

comparable to the S&P Average Return | Standard Deviation Return Per
, . (% year) (% year) Unit of Risk
500. Private commercial - FqepeiE Broperty index 8.9 8.1 141
real estate has exhibited Barclays Agg. Bond Index 8.3 6.9 12
significantly lower ' NAREIT Equity REIT Index 12.8 176 0.7
volatility — and  high | S&P 500 114 16.8 0.7
absolute  and  risk- MSCI EAFE 10.7 225 0.5

Bloomberg, National Council of Real Estate Investment Fiduciaries (NCREIF)

adjusted returns.
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Healthy Current Income: Most commercial real estate investments provide investors with stable, bond-like
income from contractual leases. Typically, commercial properties are occupied by tenants that have long-
term leases, making the cash flow fairly predictable, even during economic downturns. Unlike bonds, there
is no prepayment risk, so income returns can flow as long as a property is operating. Income returns for the
National Council of Real Estate Investment Fiduciaries (NCREIF) Property Index, which represent
institutionally-owned private assets, have been stable over time. Dividends of property REITs are less
stable since they change in relation to common equity prices, but they compare favorably to stock and bond
yields over time.

Large Investable Universe: Commercial real estate is the third largest asset class in the U.S.,
representing some $6.5 trillion of market value, or roughly 12.4% of the $52.8 trillion investable universe in
the U.S." The size and scope of the market enables investors to participate in a wide range of strategies.
The commercial real estate universe can
be broken into components delineated by
Stocks public and private vehicles that invest in
26.8% equity and debt and various hybrid
strategies.

U.S. Investable Universe ($52.8 trillion)

Bonds

56.8% Commercial real estate has pronounced

Securities Industry and Financial Markets Association, Morningstar, Prudential Real
Estate Investors; bond market excludes municipal and money market securities; data
as of 12/31/2010.

Real Estate supply/demand cycles, a product of the long
124% construction lead times required to develop

most properties. However, population

Alternative growth and other demographic shifts ensure
Investments that demand for the product will grow over
4.0% time. The Economist Intelligence Unit

projects that the United States will grow by
some 2.7 million people per year between

2010 and 2020, roughly the equivalent of
adding a development the size of metropolitan Denver each year. That projection translates into continued
demand for buildings in which people live, shop and work.

Diversification: The scale and characteristics of commercial real estate affords an investor several layers
of diversification, and the income stream it produces is different than the income generated by other types
of investment products. Within the context of a multi-asset portfolio (composed of stocks, bonds and other
asset classes), private real estate can provide significant diversification benefits, as correlations with stocks
and bonds over time has been low. In fact, a leading private property index calculated by NCREIF has
performed well during many time periods in which the S&P 500 index fell. Expanding into investment
classes other than stocks, bonds and cash “typically improves the risk-return characteristics of a strategic
asset allocation,” according to Ibbotson Associates.

A second layer of diversification comes from the real estate itself, as a result of the variety of property
types and different geographic regions in the U.S. The major property types include office, retail, multi-

' Prudential Real Estate Investors, as of year-end 2010.
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family, industrial and hotel, and there are others, such as self-storage, seniors housing and health care.
Each property type has different fundamental drivers that provide some diversification for investors.
Geography works in the same way. Markets in different cities or regions of the U.S. often do not perform in
concert. Economic fundamentals operate under the same broad framework, but performance of
commercial real estate across the country usually varies at any given time, for reasons that include local
economic factors and supply dynamics.

A third Iayer of diversification comes from the Size of the U.S. Real Estate Market, by Sector
multiplicity of investment types available within

commercial real estate. Investments can be || Se°or Market Value (Tril)
made in properties directly or in property || Office $2.1
companies. They can be made in private or || Apariment $1.6
public companies, through equity or debt. Equity A $1.1
carries with it the most risk but also the highest | | Industria $0.6
potential returns. Debt carries less risk but fixed Hotel $0.5
returns without upside, even if the property | | Sel-Storage $0.3
performs above expectations. What's more, Seniors Housing $0.3
investors can choose vehicles that employ | ._Tot! $6.5

differing  strategies, including mezzanine | Prudential Real Estate Investors
investments that capture higher fixed returns with an increased level of risk.

A fourth layer comes from the fact that commercial properties often are occupied by multiple tenants,
providing diversification to the cash flow on the property level.

Inflation Hedge: Commercial real estate has the potential to provide a hedge against inflation,
particularly when inflation rates are high. Property owners benefit from increasing rents and property
values when inflation rises. Many long-term leases contain built-in rent increases over time, while shorter-
term leases will roll over at the current market rate. With few exceptions, bonds provide no such
opportunity to increase coupon payments or principal over the life of the investment, leaving investors
exposed if inflation exceeds expectations.

Individual Investing in Commercial Real Estate

Because commercial properties typically require very large equity investments and must be operated by
professional managers, investing in commercial real estate requires more capital and expertise than most
individual investors possess. Moreover, building a diversified portfolio (by geography and/or product type)
requires equity capital that limits commercial real estate investing to the largest of institutional investors.

As a result, in order to gain access to the asset class, individuals must pool resources in vehicles such as
open-ended real estate funds or REIT mutual funds that invest in publicly and privately held real estate
securities. Open-ended real estate funds invest directly in commercial real estate of various types and
have a perpetual life. REIT mutual funds invest in the stocks of companies that own real estate. Within
those broad investment types, there are many strategies. Some funds target stable properties with bond-
like yields, while others purchase properties in need of rehabilitation that have a greater risk/return profile.
In any event, the multitude of fund types available to individuals provides them with the means to invest in
commercial real estate using a wide range of strategies.



The Investment Research Department of PREI publishes reports on a range of topics of interest to
institutional real estate investors. Individual reports are available by e-mail or via the Web at
www.prei.com. Reports may also be purchased in quantity for use in conferences and classes. To receive
our reports, change your contact information, or to be removed from our distribution list, please e-mail us
at prei.reports@prudential.com, or telephone our New Jersey office at 973.683.1745.

Important Disclosures

These materials represent the views, opinions and recommendations of the author(s) regarding the economic conditions, asset
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proprietary investment ideas that differ from the views expressed herein. Additional information regarding actual and potential
conflicts of interest is available in Part Il of PIM’'s Form ADV.

Prudential Investment Management is the primary asset management business of Prudential Financial, Inc. Prudential Real
Estate Investors is Prudential Investment Management's real estate investment advisory business and operates through
Prudential Investment Management, Inc. (PIM), a registered investment advisor. Prudential Financial and the Rock Logo are
registered service marks of The Prudential Insurance Company of America and its affiliates.

Prudential Real Estate Investors Tel 973.683.1745
8 Campus Drive Fax 973.734.1319
Parsippany, NJ 07054 Web  www.prei.com
USA E-mail prei.reports@prudential.com

© Copyright 2011

Reference Number: PFIA - 8ECSCB




<<
  /ASCII85EncodePages false
  /AllowTransparency false
  /AutoPositionEPSFiles true
  /AutoRotatePages /None
  /Binding /Left
  /CalGrayProfile (Dot Gain 20%)
  /CalRGBProfile (sRGB IEC61966-2.1)
  /CalCMYKProfile (U.S. Web Coated \050SWOP\051 v2)
  /sRGBProfile (sRGB IEC61966-2.1)
  /CannotEmbedFontPolicy /Error
  /CompatibilityLevel 1.4
  /CompressObjects /Tags
  /CompressPages true
  /ConvertImagesToIndexed true
  /PassThroughJPEGImages true
  /CreateJDFFile false
  /CreateJobTicket false
  /DefaultRenderingIntent /Default
  /DetectBlends true
  /DetectCurves 0.0000
  /ColorConversionStrategy /CMYK
  /DoThumbnails false
  /EmbedAllFonts true
  /EmbedOpenType false
  /ParseICCProfilesInComments true
  /EmbedJobOptions true
  /DSCReportingLevel 0
  /EmitDSCWarnings false
  /EndPage -1
  /ImageMemory 1048576
  /LockDistillerParams false
  /MaxSubsetPct 100
  /Optimize true
  /OPM 1
  /ParseDSCComments true
  /ParseDSCCommentsForDocInfo true
  /PreserveCopyPage true
  /PreserveDICMYKValues true
  /PreserveEPSInfo true
  /PreserveFlatness true
  /PreserveHalftoneInfo false
  /PreserveOPIComments true
  /PreserveOverprintSettings true
  /StartPage 1
  /SubsetFonts true
  /TransferFunctionInfo /Apply
  /UCRandBGInfo /Preserve
  /UsePrologue false
  /ColorSettingsFile ()
  /AlwaysEmbed [ true
  ]
  /NeverEmbed [ true
  ]
  /AntiAliasColorImages false
  /CropColorImages true
  /ColorImageMinResolution 300
  /ColorImageMinResolutionPolicy /OK
  /DownsampleColorImages true
  /ColorImageDownsampleType /Bicubic
  /ColorImageResolution 300
  /ColorImageDepth -1
  /ColorImageMinDownsampleDepth 1
  /ColorImageDownsampleThreshold 1.50000
  /EncodeColorImages true
  /ColorImageFilter /DCTEncode
  /AutoFilterColorImages true
  /ColorImageAutoFilterStrategy /JPEG
  /ColorACSImageDict <<
    /QFactor 0.15
    /HSamples [1 1 1 1] /VSamples [1 1 1 1]
  >>
  /ColorImageDict <<
    /QFactor 0.15
    /HSamples [1 1 1 1] /VSamples [1 1 1 1]
  >>
  /JPEG2000ColorACSImageDict <<
    /TileWidth 256
    /TileHeight 256
    /Quality 30
  >>
  /JPEG2000ColorImageDict <<
    /TileWidth 256
    /TileHeight 256
    /Quality 30
  >>
  /AntiAliasGrayImages false
  /CropGrayImages true
  /GrayImageMinResolution 300
  /GrayImageMinResolutionPolicy /OK
  /DownsampleGrayImages true
  /GrayImageDownsampleType /Bicubic
  /GrayImageResolution 300
  /GrayImageDepth -1
  /GrayImageMinDownsampleDepth 2
  /GrayImageDownsampleThreshold 1.50000
  /EncodeGrayImages true
  /GrayImageFilter /DCTEncode
  /AutoFilterGrayImages true
  /GrayImageAutoFilterStrategy /JPEG
  /GrayACSImageDict <<
    /QFactor 0.15
    /HSamples [1 1 1 1] /VSamples [1 1 1 1]
  >>
  /GrayImageDict <<
    /QFactor 0.15
    /HSamples [1 1 1 1] /VSamples [1 1 1 1]
  >>
  /JPEG2000GrayACSImageDict <<
    /TileWidth 256
    /TileHeight 256
    /Quality 30
  >>
  /JPEG2000GrayImageDict <<
    /TileWidth 256
    /TileHeight 256
    /Quality 30
  >>
  /AntiAliasMonoImages false
  /CropMonoImages true
  /MonoImageMinResolution 1200
  /MonoImageMinResolutionPolicy /OK
  /DownsampleMonoImages true
  /MonoImageDownsampleType /Bicubic
  /MonoImageResolution 1200
  /MonoImageDepth -1
  /MonoImageDownsampleThreshold 1.50000
  /EncodeMonoImages true
  /MonoImageFilter /CCITTFaxEncode
  /MonoImageDict <<
    /K -1
  >>
  /AllowPSXObjects false
  /CheckCompliance [
    /None
  ]
  /PDFX1aCheck false
  /PDFX3Check false
  /PDFXCompliantPDFOnly false
  /PDFXNoTrimBoxError true
  /PDFXTrimBoxToMediaBoxOffset [
    0.00000
    0.00000
    0.00000
    0.00000
  ]
  /PDFXSetBleedBoxToMediaBox true
  /PDFXBleedBoxToTrimBoxOffset [
    0.00000
    0.00000
    0.00000
    0.00000
  ]
  /PDFXOutputIntentProfile ()
  /PDFXOutputConditionIdentifier ()
  /PDFXOutputCondition ()
  /PDFXRegistryName ()
  /PDFXTrapped /False

  /Description <<
    /CHS <FEFF4f7f75288fd94e9b8bbe5b9a521b5efa7684002000410064006f006200650020005000440046002065876863900275284e8e9ad88d2891cf76845370524d53705237300260a853ef4ee54f7f75280020004100630072006f0062006100740020548c002000410064006f00620065002000520065006100640065007200200035002e003000204ee553ca66f49ad87248672c676562535f00521b5efa768400200050004400460020658768633002>
    /CHT <FEFF4f7f752890194e9b8a2d7f6e5efa7acb7684002000410064006f006200650020005000440046002065874ef69069752865bc9ad854c18cea76845370524d5370523786557406300260a853ef4ee54f7f75280020004100630072006f0062006100740020548c002000410064006f00620065002000520065006100640065007200200035002e003000204ee553ca66f49ad87248672c4f86958b555f5df25efa7acb76840020005000440046002065874ef63002>
    /DAN <>
    /DEU <>
    /ESP <>
    /FRA <>
    /ITA <>
    /JPN <FEFF9ad854c18cea306a30d730ea30d730ec30b951fa529b7528002000410064006f0062006500200050004400460020658766f8306e4f5c6210306b4f7f75283057307e305930023053306e8a2d5b9a30674f5c62103055308c305f0020005000440046002030d530a130a430eb306f3001004100630072006f0062006100740020304a30883073002000410064006f00620065002000520065006100640065007200200035002e003000204ee5964d3067958b304f30533068304c3067304d307e305930023053306e8a2d5b9a306b306f30d530a930f330c8306e57cb30818fbc307f304c5fc59808306730593002>
    /KOR <FEFFc7740020c124c815c7440020c0acc6a9d558c5ec0020ace0d488c9c80020c2dcd5d80020c778c1c4c5d00020ac00c7a50020c801d569d55c002000410064006f0062006500200050004400460020bb38c11cb97c0020c791c131d569b2c8b2e4002e0020c774b807ac8c0020c791c131b41c00200050004400460020bb38c11cb2940020004100630072006f0062006100740020bc0f002000410064006f00620065002000520065006100640065007200200035002e00300020c774c0c1c5d0c11c0020c5f40020c2180020c788c2b5b2c8b2e4002e>
    /NLD (Gebruik deze instellingen om Adobe PDF-documenten te maken die zijn geoptimaliseerd voor prepress-afdrukken van hoge kwaliteit. De gemaakte PDF-documenten kunnen worden geopend met Acrobat en Adobe Reader 5.0 en hoger.)
    /NOR <>
    /PTB <>
    /SUO <>
    /SVE <>
    /ENU (Use these settings to create Adobe PDF documents best suited for high-quality prepress printing.  Created PDF documents can be opened with Acrobat and Adobe Reader 5.0 and later.)
  >>
  /Namespace [
    (Adobe)
    (Common)
    (1.0)
  ]
  /OtherNamespaces [
    <<
      /AsReaderSpreads false
      /CropImagesToFrames true
      /ErrorControl /WarnAndContinue
      /FlattenerIgnoreSpreadOverrides false
      /IncludeGuidesGrids false
      /IncludeNonPrinting false
      /IncludeSlug false
      /Namespace [
        (Adobe)
        (InDesign)
        (4.0)
      ]
      /OmitPlacedBitmaps false
      /OmitPlacedEPS false
      /OmitPlacedPDF false
      /SimulateOverprint /Legacy
    >>
    <<
      /AddBleedMarks false
      /AddColorBars false
      /AddCropMarks false
      /AddPageInfo false
      /AddRegMarks false
      /ConvertColors /ConvertToCMYK
      /DestinationProfileName ()
      /DestinationProfileSelector /DocumentCMYK
      /Downsample16BitImages true
      /FlattenerPreset <<
        /PresetSelector /MediumResolution
      >>
      /FormElements false
      /GenerateStructure false
      /IncludeBookmarks false
      /IncludeHyperlinks false
      /IncludeInteractive false
      /IncludeLayers false
      /IncludeProfiles false
      /MultimediaHandling /UseObjectSettings
      /Namespace [
        (Adobe)
        (CreativeSuite)
        (2.0)
      ]
      /PDFXOutputIntentProfileSelector /DocumentCMYK
      /PreserveEditing true
      /UntaggedCMYKHandling /LeaveUntagged
      /UntaggedRGBHandling /UseDocumentProfile
      /UseDocumentBleed false
    >>
  ]
>> setdistillerparams
<<
  /HWResolution [2400 2400]
  /PageSize [612.000 792.000]
>> setpagedevice


