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ABSTRACT

This paper empirically examines the correlation between apartment REIT performance (as
measured by Funds from Operations, Net Operating Income, Gross Rental Revenue, Net Income,
Market Capitalization and CAP Rate) and market fundamentals (as measured by weighted
average rent growth, weighted average employment growth, weighted average stock growth and
weighted average excess demand). The objective of this paper is to explain the variance in
historical apartment REIT performance based on historical market fundamentals.

Market fundamentals are broadly defined as the employment growth, population growth, stock
growth and rent growth. More detailed definitions of market fundamentals are provided within
the paper. Independent variables are developed from market data collected from 57 MSAs.
Using these data, weighted averages are generated in order to isolate geographical effects. These
independent variables are regressed against measures of financial performance of apartment
REITs as of December 31, 2000.

The results show that weighted average rent growth (given NREI rent data) and growth in
apartment units explain 37.1% of the variance in the percent change in FFO per unit and 37.8% of
the variance in the percent change in market capitalization per unit across the sample of selected
apartment REITs. Furthermore, weighted average rent growth (given government rent data) does
a relatively poor job of explaining the variance in the percent change in FFO per unit.
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1.0 Introduction

1.1 Context of Research
As of March 2000, there were approximately 17 million apartments in the US.! Of
these, approximately 54% are located in major metropolitan cities and another 40%
are located within the suburban ring of these metropolitan markets.®> Additionally,
construction started on 331,600 apartment units in 1999, and another $24.1 billion

worth of apartment building permits were issued.® Below is a distribution breakdown

by state.
Exhibit 1
State Distribution of Apartments
State # of Apts.|Rank|State # of Apts.| Rank
Alabama 178,616 26/Montana 29,725 49
Alaska 30,609, 48{Nebraska 98,503 34
Arizona 349,676/ 15|Nevada 189,801 24
Arkansas 84,421f 38|New Hampshire 63,719 40
California 2,437,646 1|New Jersey 486,500 8
Colorado 306,010, 18|New Mexico 66,862 39
Connecticut 188,261 25|New York 1,943,860 2
Delaware 39,092 45{North Carolina 348,516 16
Dist. of Columbia 107,852|  33|North Dakota 49,836 42
Florida 1,146,079 4|Ohio 620,066 6
Georgia 453,548) 10/Oklahoma 149,228 30
Hawaii 93,071| 35|Oregon 205,068 23
Idaho 34,077|  47|Pennsylvania 531,758 7
Illinois 808,124 5|Rhode Island 57,175 41
Indiana 286,892  20|South Carolina 158,402 29
TIowa 130,681  31|South Dakota 37,883 46
Kansas 118,836/ 32|Tennessee 274,060 21
Kentucky 168,371 28|Texas 1,460,445 3
Louisiana 171,738} 27|Utah 92,343 36
Maine 48,736/ 43|Vermont 20,208 50
Maryland 358,454; 14|Virginia 415,990 12
Massachusetts 416,025/ 11|Washington 403,049 13
Michigan 485,375 9|West Virginia 48,573 44
Minnesota 313,112{ 17|Wisconsin 298,640 19
Mississippi 88,021f 37|Wyoming 15,538 51

! NMHC estimates based on U.S. Census Bureau data.

2 NMHC tabulations of data from the U.S. Census Bureau’s Current Population Survey for March 2000

3 U. S. Bureau of the Census, Current Construction Survey 1999
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Missouri 243,994( 22

Total U.S. 17,153,065
Source: NMHC estimates based on U.S. Census Bureau data.

Note: The apartment stock estimates include both occupied and vacant units. For
these estimates, only units in structures with at least 5 or more units are counted.

Interestingly, the majority of apartments in the US are located in smaller structures,

not the large garden-style or high rise properties so commonly associated with

apartments.
Exhibit 2

# of Units on % of

Property Total
2 - 99 units 64%
100 - 199 units 14%
200 - 299 units 9%
300 - 399 units 5%
400 - 499 units 3%
500+ units 4%

Source: NMHC tabulation of unpublished data from the U.S. Census Bureau's 1995-1996

Property Owners and Managers Survey.
Note: Statistics refer to privately owned housing and do not include the 13,493 public
housing projects or their 1,326,000 apartments (HUD estimates for 1995-1996).

One reason that the apartment unit per property breakdown favors small properties is
the current U.S. ownership structure. In the aggregate, individuals and partnerships
owned 67.2% of all apartment units.* Smaller units per property are characteristic of

individual or small partnership ownership, whereas institutional ownership tends to

own larger properties.

* NMHC tabulations of unpublished data from the U.S. Census Bureau's
1995-1996 Property Owners and Managers Survey.
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Exhibit 3

Apartment Ownership 2-4 unit|  5-49 unit 50+ unit
Properties| Properties| Properties

Individuals 84.80% 57.40% 19.20%
Partnerships 3.90% 14.90% 32.70%
Real Estate Investment Trusts 0.60% 1.10% 3.40%
Real Estate Corporations 1.00% 4.00% 9.60%
Other Corporations 0.90% 4.00% 4.60%
Non-Profits/Co-Ops 0.60% 2.50% 6.00%
Other 3.70% 4.60% 4.90%
Not Reported 4.50% 11.50% 19.60%
TOTAL 100.00% 100.00% 100.00%

Source: NMHC tabulations of unpublished data from the U.S. Census Bureau's1995-1996 Property
Owners and Managers Survey.

As of 3™ quarter 2000, there were nineteen equity REITs whose portfolio is at least
90% comprised of apartments.’ This represents approximately 10% of the entire
REIT industry. These nineteen REITs comprise a market capitalization of
approximately $30 billion, or approximately 18% of the entire REIT industry market
capitalization.® These statistics speak to the importance and size of the apartment
sector in the REIT industry. Surprisingly, however, REITs only owned 2.1% of all
apartments in the United States as of December 31, 1999.7 Yet many real estate
observers foresee a shift in the way real estate is owned, declaring that “the future of
commercial real estate is in securities, not direct ownership.”® If REITs truly become
the preferred method of ownership in the US, then apartment REITs certainly have

significant market share yet to obtain.

3 Constituent Companies and Relative Weights in the NAREIT Real-Time Index for July 1, 2001

% Ibid

7 NMHC tabulations of unpublished data from the U.S. Census Bureau's
1995-1996 Property Owners and Managers Survey.

¥ Richard Schoninger, Prudential Securities, as quoted by Maria Wood, “Cash-Rich for the Next Buying

Spree”
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With a growing trend in public ownership of real estate and apartments, coupled with
a huge market share still available to apartment REITs, a question then becomes, ‘is it
possible to predict how apartment REITs will perform, given a certain geographic

concentration for their respective apartment portfolio?’

Prior academic research has touched on this topic, namely “The Determinants of
REIT Franchise Value” by Jim Young and a reprise of that paper by Rosanna Santos-
Wuest. In these papers, regional economic growth opportunities were examined as a
determinant of franchise value, which is the premium/discount to NAV or the value
of the company in relation to its net asset value. These papers, however, included
both apartment and commercial REITs and focused more on the NAV aspect of

REITs.

The purpose of this paper is to examine the correlation between apartment REIT
financial performance (proxied by FFO, rental revenue, rental net operating income,
net income, market capitalization and CAP rate) and market fundamentals (proxied
by weighted average rent growth, weighted average employment growth, weighted
average stock growth and weighted average excess demand). Apartment REIT
performance is empirically analyzed in conjunction with market fundamentals using
regression analysis in an attempt to explain the variation in historical performance of

apartment REITs.
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1.2 Supply and Demand Issues Affecting Market Fundamentals
Some previous academic research has focused on supply-demand factors affecting the
investment demand for rental housing and accordingly, the apartment REIT industry.
Kenneth Rosen’s paper (1996), “The Economics of the Apartment Market in the
1990s,” succinctly explains how the market fundamentals discussed in Chapter 3.0
are affected by supply and demand issues, thus affecting fundamental and investment
demand for rental apartments. Rosen states that, “demand [for rental housing] will be
strong for areas with high in-migration, due to the young age characteristics of
movers, and the high costs of homeownership in many regions. Compounding this
effect is the continued growth in nontraditional households, which tend to be younger

" The size, age distribution and growth rate by age group of

and more likely to rent.
the population are critical factors in determining rental-houéing demand. So too is the
increase in household formation relative to population, strong regional in-migration
due to job growth, and the increase in the relative affordability of rental housing on
the East and West coasts because of the sharp rise in prices of single family homes.'?
New household formation is being greatly affected by divorce, couples delaying
marriage, surviving elderly spouses’ desire to remain in their own living quarters and
very young people living with the opposite sex. Rosen writes that “these dramatic

socioeconomic changes affecting all age groups [and increase in non-traditional

households] have led to a substantial increase in the demand for rental housing units

® Rosen, “The Economics of the Apartment Market in the 1990°s” [1996]
10 :
Ibid
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because individual and nontraditional households are more than twice as likely as

family households to occupy rental housing units.”"!

Rosen’s paper illustrates the increase in the demand side for apartments, highlighting
apartments’ increased importance in the coming years. The supply side should follow
suit as long as vacancies remain moderate and the capital supply for apartments
remains in-check. The combination of the increasing demand for apartments and
increased demand for public ownership for REITSs helps to set forth the importance of

apartments in the U.S.

1.3 Research Issue
Market research firms, such as Torto Wheaton Research, have demonsfrated an
ability to predict MSA rent growth, employment growth and stock growth with
reasonable accuracy. Also predictable, based on US Census Data, is age distribution
and group size. Since it is possible to predict market fundamentals with reasonable
accuracy, is it then possible to explain how apartment REITs perform based on
geographic portfolio concentration? In order to make this jump, three hypotheses are
set forth and tested empirically and/or through the academic research of others. They
are:
1. weighted average employment growth and weighted average stock growth
effectively measure demand and supply growth, which should be a proxy for

weighted average rent growth;

! Tbid
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2. weighted average rent growth should determine net income and FFQ / NOI
growth; and

3. FFO growth should determine a REIT’s market capitalization growth.

The purpose of this paper is to explore these three hypotheses and determine if such a
correlation exists between market fundamentals and apartment REIT performance.
This correlation will be tested empirically through market data collected for

numerous MSAs and apartment REIT performance data collected on 19 REITs.

The following Chapter describes the research methodology and literature used to
review the correlation between apartment REIT performance and market
fundamentals. Chapter Three provides a more detailed account of the research
methodology and defines the dependent and independent variables. Chapter Four
describes the statistical sample pool used to empirically test the research findings, and
'Chapter Five summarizes the results of the empirical tests. Conclusions are presented

in Chapter Six.

The Correlation Between Market Fundamentals and Apartment REIT Performance 12



2.0 Research Methodology
This study defines the different measures of apartment REIT financial performance
and market fundamentals and quantifies a relationship between the two through
empirical analysis. Numerous explanatory (independent) variables were utilized to
empirically examine and statistically explain an apartment REIT’s performance using
regression analysis. Regression analysis measures the relationship between one
economic variable, the “dependent variable” and one or more explanatory variables,

the “independent variables”.

The investigation into the determinants of apartment REIT performance began as a
theory proposed by Professor William Wheaton of the MIT Center for Real Estate
and Economics Department. The research was initiated by a review of academic and
industry literature in real estate and finance to establish how a REIT’s financial
performance is measured, as well as the appropriate components of market
fundamentéls. This work was complemented by informational interviews with
academic practitioners to establish a scope of components for the regression analysis,
particularly with respect to market fundamental data. Through the literature reviews
and informational interviews, the appropriate dependent and independent variables

were established in order to complete the regression analysis.

It is important to note that this paper’s research is limited to REITs focusing solely on
apartments and excludes manufactured home REITs. Apartment REITs were selected

because:

The Correlation Between Market Fundamentals and Apartment REIT Performance 13



1. The U.S government publishes reliable market data on MSAs

2. Apartment properties should better reflect market fundamentals due to the
apartment lease structure. When compared to office or industrial leases, the
apartment lease is generally shorter term (6 — 18 months) versus an office lease,
which can be as long as 20 years (or even longer). Therefore, the office data is
smoothed over a longer period and doesn’t move as quickly as apartment data.
The shorter-term nature of the apartment lease can more accurately reflect the

current market conditions when compared to the longer-term office leases signed

many years ago. Apartments essentially can re-price immediately. Additionally,
office or industrial leases are affected by tenant quality, amount of space leased,
concessions, and/or tenant improvements. Thus in some instances, it can be

difficult to determine the effective lease rate, which can skew the market data.

2.1 Literature Review
A review of literature éertaining to apartment housing, apartment REITs and the
REIT industry as a whole, yielded useful information, but also revealed very little
research to date on the correlation of market fundamentals and apartment REIT
performance. Over the last several years, considerably more has been written about
the REIT industry. The National Association of Real Estate Investment Trusts
(NAREIT), an industry group, as well as publications from independent research
firms specializing in the REIT sector, such as Green Street Advisors and The
Penobscot Group, sponsored much of this research. These publications provided the

most useful insight into REIT performance measures. Academic research and

The Correlation Between Market Fundamentals and Apartment REIT Performance
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research sponsored by the National Multi Housing Council (NMHC) provided the
greatest information regarding the apartment industry, particularly economic
information utilized in generating market fundamental data. The NMHC and
NAREIT websites, which provided “one-stop shopping” for apartment and REIT
literature, were a tremendous resource for providing information. A large volume of
writing is in non-academic publications covering current topical issues, particularly
supply and demand issues that may affect the apartment industry, and therefore

~ apartment REITSs, as well as issues concerning REIT performance.

Publications from Trade Organizations
The NMHC and NAREIT organizations have published several papers relevant to
the apartment industry or apartment REIT industry. Among the papers reviewed,
one of the more notable is NMHC’s “Performance Across Local Markets” by Jack
Goodman, which discusses the geographic correlation across local apartment
markets. Specifically, the pape;,r seeks to aid investors in maximizing the
geographic diversification of an apartment portfolio, utilizing rent increases and
vacancy rates among the measures. Two key results in this paper were: 1) some
apartment markets are easier to forecast than others and 2) growing apartment
markets are not always profitable markets.'> Goodman’s research concludes that
rent predictability in some apartment markets is possible while in others it is very
difficult. The reason is that annual percentage increases in rents over the last ten

years is highly correlated in some markets with annual job growth, multi-family

12 Goodman, “Performance Across Local Apartment Markets”, [1999].
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construction and vacancy rates, while in others there is no correlation at all.

Based on this study, there is no obvious pattern.’

Goodman’s research is important because this thesis attempts to explain
apartment REIT performance, which is predicated upon the ability to predict
market fundamentals, such as rent growth, job growth and stock growth, by

establishing a correlation between performance and fundamentals.

NAREIT has published several reports that were useful in gathering information
on REIT return measures as well as understanding the industry’s position on
Funds from Operation (FFO), a topic of much discussion. According to
NAREIT’s “Investing in Real Estate Investment Trusts”, there are many factors
affecting REIT returns, such as real estate fundamentals, earnings and dividends,
and company fundamentals. An important conclusion of this research is that
although real estate fundamentals may aﬁ'éct the commercial real estate business
as a whole, understanding a REIT’s geographic concentration may impact a
certain stock’s price more than others, because the economy is not equally strong
in all geographic regions, and economic demand may not increase the demand for
all property types at the same time.'* This is important in this thesis as it supports
the use of geographic concentration weights in the empirical analysis discussed in

Chapter Five. By appropriately weighting the geographic concentration of a

13 Ihid
' Ibid
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REIT’s portfolio, it is possible to compare different apartment REITSs based on the

relative strength or weakness of the real estate markets that exists in that portfolio.

The NAREIT “White Papers on FFO” were informative in defining and
calculating FFO (discussed in greater detail in chapter 3.2). Moreovér, the
publication helped explain the history and intended purpose of the financial
measure. Since FFO has been the subject of much debate among industry
observers, this publication set out to clarify the industry’s position. That is, FFO
is intended to be a supplemental financial measure of a REIT’s performance
which specifically addresses the issue that historical cost accounting, in particular
depreciation, can be misleading, as historical real estate values have risen and
fallen with market conditions.”® Therefore, FFO excludes historical cost
depreciation in its calculation. Understanding FFO is important since it is one of

the dependent variables used in this paper’s empirical analysis.

Publications from Independent Research Firms
Widely regarded as one of the key financial measures of a REIT, FFO was
initially considered the most important dependent variable in the regression
analysis. Green Street Advisors, however, has issued research reports that
indicate net income may be just as important as FFO. Green Street’s “The High
Cost of Owning Real Estate” states that FFO dramatically overstates performance
for most REITs while net income dramatically understates performance for most

REITs. Although it is unclear which measure comes closer to the actual

The Correlation Between Market Fundamentals and Apartment REIT Performance 17



economic truth, Green Street feels that net income is a conceptually superior
performance measure because real estate does indeed depreciate (contrary to what
FFO calculates) and net income properly matches revenues with expenses (which

FFO does not do).'®

A change in analyst sentiment also changed the initial importance given to FFO.
Three major Wall Street firms, Merrill Lynch, Morgan Stanley and Citigroup’s
Salomon Smith Barney, recently announced that REIT analysts would add an
additional forecast for financial results using net income per share.’’” The reason
for the change is that FFO does not conform to Generally Accepted Accounting
Principles (see definition of FFO above). Many analysts feel that FFO represents
a pro forma number. “As with other pro formas, the issue with FFO is there is no
common definition, and people pick and choose the numbers that they use to
calculate FFO.”'® A major advantage to using net income per share is that gains
and losses on asset sales, a large part of REITs’ earnings, are included in the

calculation, which is contrary to the FFO calculation.

As a result of Wall Street’s increased emphasis on net income as well as
independent research reports such as Green Street’s support of net income, a net

income dependent variable was added for the empirical analysis.

'S NAREIT “White Paper on Funds from Operations”, [1999]

!¢ Green Street Advisors, “The High Cost of Owning Real Estate”, [1999].

17 Starkman, Weil, “Three Firms to Emphasize Different Metric for REITs”, [2001].
'8 Green Street Advisors, “The High Cost of Owning Real Estate”, [1999].
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Academic Research
Much of the REIT academic research to date has focused on the relationships
between publicly traded equity REITs and the larger stock market forces for
publicly traded equities. Han and Liang (1995) studied the historical performance
of REITs by determining: 1) whether REITs performed differently from the
market portfolio, on a risk-adjusted basis, over the period 1970 — 1993, 2)
whether REIT performance yaries significantly over time; and 3) whether the
outcomes of REIT performance studies are sensitive to the choice of performance
benchmarks and REIT samples. Han and Liang concluded that over the 1970 —
1993 period, REIT performance was similar to that of a passively managed
portfolio of three-month treasury bills and stock market portfolio. Also, REIT
performance was not stable over the sample period, concluding that studies that
focus on short time periods may lead to varying conclusions. Most importantly
though, they found that the use of the S&P 500 index lead to results that
overstated the performance of the REIT industry portfolios, relative to the st(;ck

market portfolio."

More recent research on the same topic has yielded similar results. Ziering, Liang
and Mclntosh (1995) note that “the total return correlation between REITs and the
S&P 500 Index, as well as other standard stock market indexes, spiked

dramatically during the second half of 1998, reversing a trend toward decreasing

' Han and Liang, “The Historical Performance of Real Estate Investment Trusts”, [1995].
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correlation over the past three years.”? Ziering, Liang and MclIntosh believe
though that this trend is temporary and that there will be a continuation of the
gradual disconnect between the performance of the REIT sector and other capital

market indexes.?!

Sanders (1997) found that equity REIT returns have a high correlation to the
Wilshire Small Value index and the high-yield corporate bond index. Sanders,
however, notes that there is still a considerable amount of unexplained variation
in REIT returns that cannot be diversified away with major stock and bond

indexes, particularly since 1991.%

Hartzell and Mengden (1986) concluded that equity REIT prices track the stock
market, mirroring the volatility, but have income characteristics that resemble
unsecuritized real estate.”® Similarly, Giliberto found that equity REITs
correlation with the stock market has declined over time and correlation with
bond returns has increased.** Intuitively, this makes sense since many investors

view the cash flow stream of leases similar to the cash flow stream of bonds.

2 Ziering, Liang, and McIntosh, “REIT Correlations with Capital Market Indexes: Separating Signal From
Noise”, [1999].

?! Thid.

2 Anthony B. Sanders, “The Historical Behavior of REIT Returns”, in Real Estate Investment Trusts,
Garrigan and Parsons, [1997].

2 Hartzell and Mengden, “Equity Real Estate Investment Trusts ~ Are They Stocks or Real Estate?”,
Solomon Brothers, Inc., [1986].

24 §. Michael Giliberto, “Equity Real Estate Investment Trusts and Portfolio Diversification”, Salomon
Brothers, Inc., [1989].
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Chen and Peiser examine the risk and return characteristics of REITs and their
effects on returns. Specifically, they examined (1) the performance of “new”
versus “old” REITS, (2) the risk-return trade-off of different REIT sectors, and (3)
how certain characteristics of REITs such as size and portfolio diversity affect
performance. Their research indicated that REITs are more highly correlated to
the S&P Mid-Cap 400 index than with the S&P 500 index. This is not surprising
since REIT's have smaller capitalizations than the large companies included in the
S&P 500 index. However, the correlation between REITs and the S&P Mid-Cap

400 index is still not very strong.”

Their results also indicate that diversified REITs (multiple property types)
performed worse than non-diversified REITs, meaning the market did not value
diversification by property type as much as it valued more focused investment
strategies. Other results of their study indicate that small REITs ($20 — 100
million in market cap) had higher returns than the large REITS, but also had a
higher standard deviation. Geographically concentrated REITs (investments in
only one state) showed significantly higher returns but also significantly higher
standard deviations than geographically diversified REITs (investments in four or

more states.)

Since investors often perceive investment in equity REITs as comparable to direct
investing in unsecuritized real estate, academic research has attempted to explain

the correlation between equity REIT returns and unsecuritized real estate returns.

 Chen and Peiser, “The Risk and Return Characteristics of REITs ~ 1943 - 1997, [1999].
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The basic premise to these studies is that equity REIT returns share some
unspecified factor or factors that also affect more traditional unsecuritized real
estate. However, the correlation between indexes of equity REITs and real estate
returns is conflicting, which casts doubt on this assumption. Giliberto’s research
(1990) concludes, “the correlation between indexes of equity REITs and real

estate returns is zero.”%

Follow-up research by Giliberto finds that the residuals from regressions of both
real estate series on financial asset returns are significantly correlated. After
removing financial asset market influences, the co-movement between equity
REIT returns and the NCREIF Property Index is significant. Giliberto states that
there is-é common factor (or factors) associated with real estate that affects both
sets of returns. This may be the pure real estate market fundamentals that are not
shared with financial asset markets but that influence both equity REITs and the
NCRETF Index (private, institutional real estate returns). Additionally, lagged
values of the equity REIT residuals help explain variation in the conventional
unsecuritized real estate return residuals. Giliberto concludes that investors do
capture some portion of real estate market returns by investing in REITS, although

they must accept volatility that approaches that of stocks.”’

Lieblich, Pagliari and Webb (1997) conducted similar research to Giliberto’s.

Their research was motivated by the theory that long-run behavior of REITs

z: S. Michael Giliberto, “Equity Real Estate Investment Trusts & Real Estate Returns”, [1990]
Ibid
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should generally follow the behavior of the underlying real estate assets.
Accordingly, the NAREIT Index (historical public REIT returns) is compared to
the NCREIF Index. Unlike previous research, Lieblich, Pagliari and Webb
focused on dividends, investment values and dividend yields to compare the
indexes.?® As with previous research, a weak statistical relationship between total
returns for securitized and unsecuritized real estate was found. In the short-term,
dividends, investment value and changes in dividend yields between secured and
unsecured real estate were statistically weak even when lags of up to two years
were examined. They concluded that the long-term path of prices for securitized
and unsecuritized real estate exhibited the strongest relationship and that the weak
relationship for explaining total returns may be more attributable to the volatility -

of dividends and/or éhanges in dividend yields.”

Nelling and Gyourko (1998) examined the predictability of monthly returns on
equity REITs over the period 1975-1995 and compared them with small and mid-
cap firms. Using a time series approach, their study indicated statistically
significant evidence of predictability of monthly returns. The average monthly
return, however, was insufficient to cover transactions costs necessary to exploit

the prediction.*®

% Lieblich, Pagliari and Webb, “Historical Behavior of REIT Returns: A Real Estate Perspective”, in Real
Estate Investment Trusts, Garrigan & Parsons, [1997].

* Ibid.

*% Nelling and Gyourko, “The Predictability of Equity REIT Returns”, [1998].
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Myer and Webb (1994) examined the return properties of equity REITs, common
stocks and unsecuritized commercial real estate with the retail industry used as the
common thread. Again, one of the goals of their research was to explore the long-
term relationship between securitized and unsecuritized real estate. The results of
Myer and Webb’s research found evidence that a positive contemporaneous
relationship exists between common stocks and equity REITs. Thus a common
factor (or factors) affects the returns of common stocks and equity REITSs that are
unrelated to the general stock market. Their results, however, were inconclusive
in drawing a correlation between commercial unsecuritized real estate and either

equity REITs or common stocks.”!

Chan, et al (1990), using a muififactor arbitrage pricing model for the period 1973
— 1987, found that four factors (unexpected inflation, changes in the risk and term
structure of intérest rates, and the percentage change in the discount on closed —
end stock funds) consistently drive equity REIT returns. The impact of these

variables is approximately 60 percent of that for common stocks.”?

Liu and Mei (1992) examined the predictability of equity REIT returns and their
co-movement with other assets. They found that expected excess returns are

more predictable for equity REITSs than for bonds and small-cap and value-

3! Myer and Webb, “Retail Stocks, Retail REITs and Retail Real Estate”, [1994].
32 Chan, Hendershot and Sanders, “Risk and Return on Real Estate: Evidence from Equity REITs”, [1992].
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weighted stocks. They also found that equity returns move more closely with

small-cap stocks than with large-cap stocks.”

Similar to previous research, Goldstein and Nelling (1999) examined the
diversification potential of REITs by comparing their return behavior over the
period 1972 — 1998 to the returns on common stocks, small stocks, treasury bills,
long-term government bonds, corporate bonds and the inflation rate. The major
difference in Goldstein and Nelling’s work is that the behavior of REIT returns
are investigated in advancing and declining stock markets separately to examine
the claim that REITs provide a good hedge against general stock market declines.
Additionally, both equity and mortgage REITS are studied. The results of the
study indicated that REITs “do not have symmetric hedging properties.” In
parﬁcular, both equity and mortgage REITSs are more highly correlated with

stocks when the market is declining than when it is advancing.**

Clayton and MacKinnon’s (2001) research is very similar to Goldstein and
Nelling in that Clayton and MacKinnon also study the links between REITs and
financial asset returns. However, Clayton and MacKinnon include unsecuritized
real estate returns as one of the factors in order to evaluate the claim that REITs
are more highly linked with direct property markets. Accordingly, Clayton and
MacKinnon examine the correlation between NAREIT and an “unsmoothed” or

“de-lagged” NCREIF index. The NCREIF index is subject to a number of

* Liu, Hartzell, Grissom, Greig and Mei, “The Predictability of Returns on Equity REITs and Their Co-
movement with Other Assets”, [1992].
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limitations, most notably NCREIF returns lag true market returns as a result of
appraisal smoothing at the individual property level and the inclusion of outdated
information. Clayton and McKinnon counteract these limitations by employing
the Transaction Value Index (TVI) created by Fisher and Geltner (2000). The
TVI aims to undo the lag-induced distortions in the NCREIF index and produce a
more realistic index of property returns. The results of Clayton’s and
MacKinnon’s work are consistent with previous studies in that REIT market
returns are highly correlated with small cap stocks and uncorrelated with direct
real estate returns over the 1978-1998 time period. However, since 1992, the
equity NAREIT returns were positively correlated and statistically significant
with the de-lagged NCREIF index while the correlatiqn between REITs and
stocks in general fell by a large amount. Clayton and MacKinnon conclude that
“with growth and maturation in the market, the performance of REITs has
become less like the performance of stocks and more like that of the underlying

real estate since the REIT boom of 1992 or 1993 7%

The work of Liang et al. (1996), which relates specifically to apartment REITs
and apartment real estate, is very applicable to this thesis. Their research
examines the possibility that equity apartment REITs provide a proxy for the
ownership of apartment sticks and bricks. For this purpose, a hedged apartment
REIT index was constructed by removing the return components of stocks in

general and non-apartment equity REITs from returns of equity REITs that invest

3 Goldstein and Nelling, “REIT Return Behavior In Advancing and Declining Stock Markets”, [1999].
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in apartment real estate. The resulting “double-hedged” apartment REIT index
was found to satisfactorily track the performance of appraisal-based apartment
real estate. Also, the hedged apartment REIT index does not suffer from appraisal
smoothing or seasonality issues. Therefore, the hedged apartment REIT index
can be-used as a proxy for apartment real estate.”® They determined this was

significant in making portfolio diversification decisions.

A fair amount of research has been published on REIT pricing, most of which is
in the context of REIT performance relative to the stock market or indices. A
major impact on REIT pricing, the Revenue Reconciliation Act of 1993 paved the
way for greater institutional ownership of REITs. Prior to this law, REITs had to
abide by strict rules in order to qualify for the significant tax advar;iages that
REITs enjoy. One of the rules that REITs had to comply with was the “five or
fewer” rule. This rule disqualifies a REIT from advantageous tax status if more
than 50% of its shares are held by five or fewer shareholders. This rule restricts
the sources of income and retention of earnings, as well as limited institutional
investment interest in REITs. Since REITs traditionally have small market
capitalizations, institutional buyers found it difficult to accumulate a sufficient

position in an individual REIT without jeopardizing the REIT’s tax status.

The 1993 Act modified the “five or fewer” rule, allowing each institutional

beneficiary, rather than the fund itself, to be considered an individual REIT

3 Clayton and MacKinnon, “The Time-Varying Nature of the Link between REIT, Real Estate and
Financial Asset Returns”, [2000].
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shareholder. Therefore, institutional investors can now take sizable positions in
REITs without jeopardizing the REITs status. The result has been an increase in
institutional ownership of REIT securities. Chan, Leung and Wang (1998) found
institutional ownership in REITs ranged from 12% to 14% between 1986 and
1992. Institutional ownership increased to 17% in 1993, 26% in 1994 and 30% in

199537

Crain, Cudd and Brown (2000) studied the increased REIT ownership by
institutional investors specifically as the increased ownership relates to
unsystematic risk. Their theory is that unsystematic (idiosyncratic) risk, which
can be removed through diversification, will become less important due to the
highly diversified nature of pension funds.*® Since systematic risk can be
removed through diversification, it should become less important in the pricing of
equity REITs. They found strong empirical evidence that after enactment of the
1993 Act, the risk structure of equity REIT pricing changed significantly.
Unsystematic risk represents variations in equity REIT returns unexplained by
movement in the market index (S&P 500). Their study results indicate that since
~ the 1993 Act the role of unsystematic risk in explaining equity REIT returns
declined significantly over time,* the same corresponding time period as the

increase in institutional ownership.

% Liang, Chatrath and McIntosh, “Apartment REITs and Apartment Real Estate”, [1996].

37 Chan, Leung and Wang, “Institutional Investment in REITs: Evidence and Implications”, [1998].

3% Crain, Cudd and Brown, “The Impact of Revenue Reconciliation Act of 1993 on the Pricing Structure of
Equity REITS", [2000].
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Fields, Rangan and Thiagarjan (1998) conducted research directly applicable to
FFO growth as it relates to market capitalization. Fields et al. compared net
income and FFO to help explain contemporaneous REIT pricing and annual stock
returns. Since previous research has indicated that priqe should be expressed as a
linear function of net income, book value and dividends, Fields et al. used end of
year book value of equity and dividends, in addition to net income and FFO, as
explanatory variables for stock prices. Using regression analysis, Fields et al.
found that net income has more explanatory power for stock returns than does
FFO. Moreover, net income explained 61% of the variation in price compared to
FFO, which explained approximately 57.8% of the variation in price. However,
the results were not statistically significant. They concluded that net income only

marginally explains equity REIT prices better than FFO.*

2.2 Empirical Data Sources
The U.S. Census Bureau was the primary source for market data, such as rent growth,
employment growth and stock growth (which was calculated from permit data).
These data are considered extremely reliable because they are comparable across
markets and comprehensive of the conditions within the market. The figures
comprise the entire rental stock, not just one structure type or quality grade. Housing
construction data, as measured by building permits by size of structure, are also
available from the Census Bureau. Since over 80% of all multi-family, construction

is built for rental occupancy, multi-family permits are a good indicator of additions to

* Toid.
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the apartment stock.*’ The estimates of rents, vacancies, and construction are
generated using large, scientifically drawn samples and therefore considered very

accur, ate.42

The great extent to which publicly available rental housing data exists is both a
strength and a weakness. Metropolitan areas are comprised of various, diverse sub-
markets, and metro averages smooth through that diversity. Additionally, rental
housing includes not only large properties, but also single-family home rentals and
small multi-family properties. These smaller properties often perform differently
than larger, institutional properties, which can affect the data and essentially

“average” out the diversity.”

Data was also obtained from National Real Estate Index (“NRET”), a provider of real
estate/economic research. NREI’s publications analyze commercial real estate trends
and demographic changes in over 50 metropolitan markets throughout North
America. NREI's proprietary database also provides quarterly prices, rents and cap
rates for the office, industrial, retail, and apartment sectors at the metropolitan,

regional and national levels.

NREI'’s apartment rent data is gathered directly from apartment owners and managers

in 58 metropolitan markets, as well as appraisers, brokers and institutional advisors.

“° Fields, Rangan and Thiagarajan, “An Empirical Evaluation of the Usefulness of Non-GAAP Accounting
Measures in the Real Estate Investment Trust Industry”, [1998].
‘"2 Goodman, “Performance Across Local Apartment Markets”, [1999].
4 .
Ibid.
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The rents include both Class A and B-rated properties. NREI defines Class B
properties as those built or substantively renovated between 1980 and 1988.
Additionally, the prototypical apartments NREI tracks are typically garden-style or
campus-style, ranging from 100-300 units per property and maintaining a certain

standard of appearance and amenities appropriate for the geographic region.

Much of the REIT-specific data (geographic concentration, revenue, NOI, FFO, units
owned, interest expense, market share, etc.) were obtained from SNL DataSource, a
fee-based service provider that tracks and researches corporate information in
financial services, real estate and energy industries. Through an MIT subscription
agreement, the SNL DataSource Real Estate Securities Module provided detailed
geographic information on all owned-properties in which an applicable apartment
REIT has an equity interest as well as all pertinent financial data, such as rental
revenue, rental NOI, FFO, net ingome, market capitalization and CAP rate. SNL
obtains all REIT data from either SEC public documents or directly from a REIT’s

published literature.

2.3 Informational Interviews
Having completed the initial literature review, interviews with academics were
conducted to better understand the optimal dependent and independent variables
required for the regression analysis. Moreover, these interviews helped to better
organize the databases for regression analyses, resulting in the most efficient method

for empirical analysis. Once initial regression analyses were produced, additional

3 Tbid.
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academic interviews yielded more independent variables, in hopes of generating
stronger results. These additional interviews were critical as they strengthened the
thesis core. Perhaps the main benefit of the academic interviews was the additional
data source suggestions, which facilitated the data collection efforts. Through these
data source suggestions, contacts at source providers were gained, providing access to
data that was otherwise thought to be unattainable within the time constraints of this

thesis.
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3.0 Discussion of Variables

3.1 Components of Market Fundamentals

From the literature review and academic interviews, the important components of

market fundamentals and REIT financial performance were determined for the

empirical analysis. The components of market fundamentals are:

1. Weighted average rent growth

2. Weighted average stock growth

3. Weighted average employment growth
4,
5
6

Weighted a\}erage excess demand growth

. Percent change in apartments
. Percent of portfolio in MSA

A short explanation of each component follows:

Weighted Average Rent Growth (WARG)

Rental growth represents the annual percent change in rental units for U.S. markets.

Weighted average rent growth was calculated by multiplying each REIT’s portfolio

concentration (number of units in each MSA divided by the total number of units in

the portfolio) by the percent change in rent growth for that MSA from the previous

year. Summing up the results for each REIT equals the weighted average rent

growth. WARG was calculated with two different sets of market rent data —

government and NREI data - in order to fill gaps where data were missing.

Government — Weighted Average Rent Growth
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Government - WARG was calculated by multiplying the REIT’s portfolio
concentration by the percent change in rent for a given MSA (given government
rent data). If the government data lacked information on the MSA, NREI rent
data were used. If the NREI rent data lacked information on the MSA, the
national rent average was used. As previously discussed, the government data
includes all units rented in the U.S. regardless of size. It is obtained through U.S.

Census Bureau Survey.

NREI — Weighted Average Rent Growth

NREI - WARG was calculated by multiplying the REIT’s portfolio concentration
by the percent change in rent for a given MSA (given NREI rent data) If the
NREI data lacked information about the MSA, government rent data were used.
If the government data lacked information on the MSA, the national rent average
was used. Again, NREI data focuses on larger, institutionally owned class A and
B properties and obtains data directly from property owners, appraisers and

pension funds.

Weighted Average Stock Growth (WASG)

Stock growth represents the annual change in units available for rent. Weighted
average stock growth was calculated by first constructing the historical stock growth
for 57 MSAs (identified in Appendix 1) by taking the number of “renter-occupied
housing units” as reported by the U.S. Census Bureau in 1990 and adding permits

(1990 — 1999) to the respective MSA’s stock number. For example, the number of
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renter-occupied housing units for a certain MSA in 1991 was calculated by adding the
number of renter-occupied housing units in 1990 to the number of multi-family
permits issued in 1990. This process was repeated through 2000. After calculating
the percent change in stock growth from year to year, that number was multiplied by
each REIT’s portfolio concentration. Where stock growth was not available for an
MSA, the national stock growth minus the sum of the stock growth for the 57 MSAs
that had stock growth information was used. Summing up the product of stock

growth and portfolio concentration for each REIT produced the WASG.

Weighted Average Employment Growth (WAEG)

Employment growth measures the change in number of jobs for a specific MSA.
Weighted average employment growth was calculated by multiplying the REIT’s
portfolio concentration by the growth in employment for each MSA. Where
employment growth was missing for an MSA, the national employment growth minus
the sum of the 57 MSAs that had employment growth information was used.
Summing the product of employment and portfolio concentration for each REIT

produced the WAEG.

Weighted Average Excess Demand (WAED)

This variable measures the extent to which employment is growing faster or slower
than stock in each MSA where market data was available. Weighted average excess
demand was calculated by taking the difference between the weighted average

employment growth and weighted average stock growth.
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Percent Change in Apartments

As discussed in Chapter 3.2, the dependent variables were calculated using per unit
growth. Per unit values were used to compare REITs on an “apples to apples” basis.
One problem with the per unit calculations though is the accounting method
employed by REITs for newly acquired or disposed properties. For example,
properties that were acquired in the second half of the calendar year were included in
the per unit calculation if the units were still in the portfolio at year-end. However,
the operating results associated with newly acquired units were only for a short stub
period, therefore understating that REITs’ data, particularly during a high acquisition

period.

To help smooth the volatility caused by this accounting issue, the independent
variable “Percent Change in Apartments” was added. This variable was added to all
regressions in order help offset the effects of the per unit data aberrations. The
percent change in apartments variable was calculated by taking the difference in the
number of apartments each REIT held in its portfolio between year 2 and year 1 and
dividing that result by the number of apartments in year 1. This was done for five

years, 1996 - 2000.

Percent of Portfolio in MSA
As indicated in Chapter 4.2, Exhibit 5, government and NREI rent data was obtained

for 57 MSAs for a five-year period. However, rent data were unavailable for markets
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outside the 57 MSAs in certain years. In those instances, national rent data were used
as a substitution. In order to offset the possible effects of too many national data
entries, the independent variable “Percent of Portfolio in MSA” was calculated. For
each apartment REIT portfolio in the pool (see Chapter 4.1 Exhibit 4) the total
number of apartments in the 57 MSAs (Exhibit 5) was calculated. This number was
then divided by the total number of apartments in the corresponding REIT’s portfolio.
The result is the concentration of a REIT’s portfolio in MSAs where rent data were

available.

An additional measure was undertaken to negate the possible influence of national
data. The ten REITs with the greatest concentration of units in MSAs for which we
had government data were calculated and used in a regression analysis to verify the
construction accuracy of the government data. This was used as a test to try and
eliminate the noise of REITs with high concentrations of units in MSAs where

government rent data did not exist.

3.2 Components of REIT Financial Performance
The measures of REIT financial performance are:

1. Percent change in rental revenue per unit

Percent change in rental net operating income per unit
Percent change in funds from operations per unit
Percent change in net income per unit

Percent change in market capitalization per unit

CAP rate

S
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Percentage Change in Rental Revenue per Unit

Rental revenue data was collected from SNL DataSource, which obtained the data

from company SEC filing documents. The percentage change was calculated year-to-

year for a five-year period (1996 — 2000). Rental revenue is a significant financial
measure of apartment REITs because it represents the revenue generated solely by
real estate assets and excludes “other income” such as furniture rental, utility bill

backs, laundry, etc. By excluding all other non-real estate revenue, the real estate

revenue is isolated, providing a better analysis when compared to rent growth data.

In order to properly compare the REITSs on an equal basis, percentage change in rental

revenue per unit was used as a component of REIT financial performance.
Comparing REIT performance on an absolute basis (i.e., #of on a per unit basis) is
misleading and non-informative because the results of highly acquisitive REITs will
show abnormal absolute growth. Note that for all per unit calculations, unit
information was obtained from SNL DataSource and crosschecked against annual
reports. Immaterial differences existed in certain instances, which can be explained
by the criteria for determining actual units in a REIT’s portfolio for a given year.

These criteria are defined as follows: in order for a unit to be considered part of a

REIT’s portfolio, the REIT had to own the unit as of December 31% of a given year.

This implies that units under construction as of December 31* were included while

assets sold anytime before December 31% were excluded.
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Percentage Change in Rental Net Operating Income per Unit

Rental net operating income was also collected from SNL DataSource. The
percentage change was calculated in a similar method to rental revenue, over the
same five-year period. Rental net operating income (“Rental NOI”) is defined as
rental revenue from real estate assets less all real estate-related expenses, including
tenant improvements, leasing commissions and revenues but excludes financing
costs. Rental NOI is the cash flow available to service the debt. This is a significant
financial measure because many real estate properties are valued by applying a
capitalization rate to the rental NOI to derive a property valuation. Additionally,
since the NOI reflects the cash flow available for financing which is property specific,
it can be a useful measure to compare properties, particularly on a per unit basis. As
was the case with rental revenue, it is necessary to compare the REITs on an “apples
to apples basis”. Therefore, percentage change in NOI is calculated on a per unit

basis.

FFO per Unit

Funds from operations (“FFO”) is perhaps one of the most widely used measures of
financial performance by industry analysts. FFO is net income (as measured by
Generally Accepted Accounting Principles), excluding gains or losses from sales of
properties, plus depreciation and amortization and after adjustments for
unconsolidated partnerships and joint ventures.* Heavily endorsed by NAREIT,
FFO was created to become a “standard supplemental measure of REIT operating

performance that excluded historical cost depreciation from — or “added it back” — to
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GAAP net income.” FFO was intended to allow the prices of various REIT stocks
to be compared with each other and in terms of the relationship between REIT stock
prices and FFO. Thus, FFO was to be used for determining a capitalization multiple
similar to a P/E ratio.*® Perhaps the biggest argument for using FFO as a performance
measure is that real estate, unlike other assets, doesn’t depreciate predictably over
time and certainly not as quickly as GAAP accounting implies. A building might
take 70 or 80 years to become fully obsolete, not the 30 or 40 years allowed by
GAAP.*” Due to the importance placed on FFO by industry observers, FFO is an
integral measure in the empirical analysis. FFO data were obtained from SNL
DataSource.

The percentage change is used since it is the growth in FFO that is being isolated.
This percentage change is calculated on a per unit basis in order to properly compare
each REIT on a “level playing field”. Additionally, calculations on a per unit basis

help negate the effects of mergers or industry consolidation (discussed in chapter 4.1).

Net Income per Unit

As discussed in Chapter 2.1, a shift among industry analysts has occurred favoring
the use of net income over FFO. Due to this shift in analyst sentiment by major Wall
Street research firms, net income is included in the empirical analysis as a dependent
variable. Net income figures were obtained from SNL DataSource for five years

(1996 — 2000). Many industry observers favor net income because it represents

“ NAREIT, “White Paper on Funds from Operations”, [1999].
* Ibid.
* Ibid.
7 Tbid.
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Generally Accepted Accounting Principles and properly matches income and
expenses, a fundamental accounting rule. The net income used in this analysis is after

extraordinary items and gains on sales.

As previously discussed, a per unit basis of net income is the appropriate measure

used to compare REITs in this study because it “levels the playing field”.

Market Capitalization per unit

Market capitalization equals the share price multiplied by the number of shares
outstanding, for a respective year. Using SNL DataSource, historical market
capitalization information was obtained. Using six years of data, the percent change
in market .éapitalization was calculated for five years (with the exception of Roberts
Realty and Cornerstone Income Realty Trust, in which only three years of data was
available so only two years of percentage change information was calculated.)
Market capitalization per unit is used because it reflects how the stock market values

the equity of the company.

Cap Rate

As a measure of a REITSs portfolio’s yield potential, cap rate was calculated by
dividing rental NOI by the market capitalization for each respective REIT. The
objective of this test was to measure a REITs weighted average rent growth relative to

cap rate to determine the correlation.
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4.0 Discussion of Statistical Sample and Markets

4.1 Statistical Sample — REITSs
The initial database included all equity residential REITs in existence as of December
31, 2000. From this sample, several REITs were excluded because dependent
variable data were not available or consistent with apartment data. For example, all
manufactured home REITs were excluded from the sample since manufactured home
rental/revenue characteristics are different from apartment characteristics and data is
difficult to obtain for the product. Presidential Realty Corp. was also excluded since

it is a hybrid REIT (not exclusively equity).

It is important to note that the apartment industry has experienced significant

consolidation over the.:'past few years. Among the REITs studied that have

experienced consolidation over the last five years are:

e Avalon Communities and Bay Apartment Communities, consolidated into
AvalonBay (AVB) in June 1998;

e Merry Land Investments Inc. was acquired by Equity Residential Trust in 1999;

o Security Capital Pacific Trust and Security Capital Atlantic Inc. merged into
Archstone Communities Trust in 1999.

Where two apartment REITs merged in the middle of a calendar year, the target’s

operating results (Rental Revenue, Rental NOI, FFO, Net Income, and Market Cap)

and total number of apartments held were added to those of the acquirer’s in that

calendar year, providing for seamless results over the five year period (1996 — 2000).
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Several REITs have also de-REITed recently due to either low stock valuations, the
inflexibility of the REIT tax structure, increasing liquidity of the private real estate
markets or a strong desire to return to private status to avoid the pressures of being a
public company. Some examples of these in the apartment industry which were
excluded from the pool were:

o Irvine Apartment Communities Inc. was privatized in 1999,

o Berkshire Realty Company was taken private in 1999 by an alliance of its
management team, a Goldman Sachs real estate equity fund, and the Blackstone
Group, a financial advisor and global real estate investor.

Where apartment REITSs broke-up or de-REITed in the middle of a calendar year, the

target’s operating results (RentaI.I’{evenue, Rental NOI, FFO, Net Income, and

Market Cap) and total number of apartments held were subtracted from those of the

acquirer’s in that calendar year, providing for seamless results over the five year

period (1996 — 2000).

In May 2001, Archstone Communities and Charles E. Smith announced a merger
creating one of the largest apartment REITS in the U.S.. Due to the timing of the
merger (post December 31, 2000), the two REITSs remain in the sample pool as

separate entities.

The final REIT sample consists of nineteen equity apartment REITs listed below,

whose portfolios contain at least 90% apartments:
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Exhibit 4

03N BN

19

Apartment REIT
Associated Estates Realty Corporation
Apartment Investment & Mgmt. Co.
AMLI Residential Properties Trust
Archstone Communities Trust
AvalonBay Communities Inc.
BRE Properties, Inc.
Camden Property Trust
Equity Residential Properties Trust
Essex Property Trust, Inc.
Gables Residential Trust
Home Properties of New York, Inc.

Mid-America Apartment Communities, Inc.

Post Properties, Inc.

Roberts Realty Investors, Inc.
Summit Properties Inc.

Charles E. Smith Residential Realty
Cornerstone Realty Income Trust
Town and Country Trust, The
United Dominion Realty Trust, Inc.

Ticker
AEC
AIV
AML
ASN
AVB
BRE
CPT
EQR
ESS
GBP
HME
MAA
PPS
RPI
SMT
SRW
TCR
TCT
UDR

Source: Constituent Companies and Relative Weights in the
NAREIT Real-Time Index for July'l, 2001

4.2 Statistical Data — Markets

Torto Wheaton Research provided market data (i.e. employment growth, permits, and

rent growth) on 57 MSAs (see Appendix 1). Employment growth, in MSAs where

data were not readily available, was calculated by taking the difference between the

National employment growth and sum of employment growth in the 57 MSAs. These

calculated data were used as a proxy for employment growth for all MSAs outside of

the 57 where Torto Wheaton Research provided information. Permit data for MSAs

outside of the 57 MSAs were calculated in the same fashion.

Rent growth was calculated following two different procedures as outlined in Chapter

3.1. The following table highlights the MSAs where government and NREI data

were used. For markets that lacked both government and NREI rent data, the
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National average was used as a rent growth proxy. Note that an “x” denotes data

obtained.
Exhibit 5
GOV'T | NREI GOVT | NREI

# MSA Year | RENT | RENT # MSA Year | RENT | RENT

1 ALBUQUERQUE 1995 X 9 CINCINNATI 1995 X X
1996 | X X 1996 X X
1997 | X X 1997 X p'e
1998 X X 1998 X X
1999 | x X 1999 X X
2000 2000 X

2 ATLANTA 1995 | X X 10 CLEVELAND 1995 X X
1996 | X X 1996 X X
1997 X X 1997 X X
1998 | X X 1998 X X
1999 | X X 1999 X X
000 X 2000 X

3 AUSTIN 1995 X 11 COLUMBUS 1995 X
1996 | X X 1996 X X
1997 X X 1997 X X
1998 | x X 1998 X X
1999 | x X 1999 X X
2000 2000

4 BAKERSFIELD 1995 12 DALLAS 1995 X X
1996 - 1996 X X
1997 1997 X X
1998 1998 X X
1999 1999 X X
2000 2000 X

5 BALTIMORE _ 1995 | X X 3 DENVER 1995 X X
1996 | X X 1996 X X
1997 X X 1997 X X
1998 | X X 1998 X X
1999 | X X 1999 X X
200 | X 2000 X

3 BOSTON 1995 | X X 14 DETROIT 1995 X X
1996 | X X 1996 X X
1997 x X 1997 X X
1998 | X X 1998 X X
1999 | X X 1999 X X
2000 X 2000 X

7 CHICAGO 1995 | X X 15 FT. LAUDERDALE __ 1995 X X
1996 | X X 1996 X X
1997 | X X 1997 X X
1998 | X X 1998 X b'e
1999 | X X 1999 X X
2000 | X 2000 X

8 CHARLOTTE 1995 X 16 FT. WORTH 1995 X
1996 | X X 1996 X
1997 X X 1997 X
1998 | X b'e 1998 p'e
1999 | X X 1999 X
2000 2000 X
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MSA

Year

GOV'T
RENT

NREI
RENT

MSA

Year

RENT

NREI

FRESNO

1995
1996
1997
1998
1999
2000

b3

LOS ANGELES

1995
1996
1997
1998
1999
2000

&
><><><><><E

HARTFORD

1995
1996
1997
1998
1999
2000

26

LONG ISLAND

1995
1996
1997
1998
1999
2000

19

HONOLULU

1995
1996
1997
1998
1999
2000

LAS VEGAS

1995
1996
1997
1998
1999

Fa ol o I I Fl i i ] Pl i i i

HOUSTON

1995
1996
1997
1998
1999
2000

28

MEMPHIS

1995
1996
1997
1998

2000

21

INDIANAPOLIS

1995
1996
1997
1998
1999
2000

PA PP PG P4 P DA DA P4 D A M

MIAMI

1995
1996
1997
1998
1999
2000

JACKSON

1995
1996
1997
1998
1999
2000

PAPEPE P MDA M) MM MM MM

30

MILWAUKEE

1995
1996
1997
1998
1999
2000

JERSEY CITY

1995
1996
1997
1998
1999
2000

MINNEAPOLIS

1995
1996
1997
1998
1999

KANSAS CITY

1995
1996
1997
1998
1999
2000

PUPE PG P I 4 ] D4

P4

NASHVILLE

1995
1996
1997
1998
1999

PAPE P PE PP A X DA DA B D DI D4 D ] 4 X

PAPEPI P PE] MDA R ] A ] M M MM M
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MSA

GOV'T
RENT

NREI
RENT

MSA

Year

GOvV'T

:
:

NREI

NEW YORK

PITTSBURGH

1995
1996
1997
1998
1999

OAKLAND

fa AT ]

PN

42

PORTLAND

1995

1997
1998

2000

OKLAHOMA CITY

RALEIGH/DURHAM

1995
1996
1997
1998
1999
2000

36

ORANGE CNTY.

RIVERSIDE

1995
1996
1997
1998
1999

37

ORLANDO

PAR PP M N

SACRAMENTO

1995
1996
1997
1998
1999

PRI AP XXX M AR ] MMM

OXNARD

SALT LAKE CITY

1995
1996
1997
1998
1999

39

PHILADELPHIA

47

SAN DIEGO

1995
1996
1997
1998
1999

40

PHOENIX

1997
1998
1999
2000

el R T E e I e ] I I I S P ]

P L P

SEATTLE

1995
1996
1997
1998
1999
2000

P DG P 4 DA P D ] M M

aRaRaRaTia] B T e ] B B e B I I I B I I ] - I v
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# MSA

Year

GOV'T
RENT

NREI
RENT

MSA

Year

GOvV'T
RENT

NREI
RENT

49 SAN FRANCISCO

1995
1996
1997
1998
1999
2000

57

WILMINGTON

1995

1997
1998
1999
2000

50 SAN JOSE

1995
1996
1997
1998
1999

NON 57 MSAs

1995
1996
1997
1998
1999

51 ST LOUIS

1995
1996
1997
1998
1999

PP DA P D D4 P4 P4 D4 DI X

PAR PP A XK M XN

NATION

1995
1996
1997
1998
1999
2000

Fala R oo Tal el I -l El i e e

PR KM NN

52 STAMFORD

1995
1996
1997
1998
1999
2000

53 TAMPA BAY

1995
1996
1997
1998
1999

P X

54 TUCSON

1995
1996
1997
1998
1999

55 WASHINGTON D.C

1995
1996
1997
1998
1999

56 W.PLAM BEACH

1995
1996
1997
1998
1999
2000

el Tl i ] E i i ] B e I B R e

PR R M MM NN
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4.3 Descriptive Statistics — Dependent Variables

The following exhibit highlights the dependent variables used to proxy for apartment

REIT returns. Of note in Exhibit 6 is AvalonBay’s Rental Revenue per Unit, Rental

NOI per Unit, Percentage Change FFO per Unit and Percentage Change Net Income,

which is significantly higher relative to the other 18 apartment REITs. AvalonBay’s

portfolio is significantly concentrated in markets considered to have high barrier

entries and high costs of living. Specifically, AvalonBay’s 2000 portfolio is

concentrated in San Jose (12%), San Francisco (5%), Boston (5%), New York (5%),

Seattle (7%) and Washington D.C (14%). This provides anecdotal evidence that

these markets are high rent growth markets, supported by Exhibit 6, which shows that

AvalonBay has the second highest WARG given both Government and NREI data.

Exhibit 6

Summary - Depend:

Variables

‘Averages Over A Five Year Period (1996 - 2000)

% A Rental Rev per| % A Renal NOI per % & Net Income Market Cap per | % A Market Cap.
nit Unit % AFFO per Unit per Unit % A NetIncome Unit per Unit Cap Rate
3 REIT Ticker | Avg | SudDev| Avg |SWDev] Avg |SwDev| Avy |SwiDev] Avg | SuWlDev| Avz |SudDev| Awg | SwDev| A | SudDev
1 Associated Estates Realry C } AEC L% 6% 200 Soow| -iLo% Bl ledow  q2em| 6% 46w 4 0. 2.30% _ B.86%  1.14%
2 & Mgt Co. AlY 150%%  46.39%) 15, 46, 1663% 36 049% _ 37.01%|  se17w  6009%! 3. 0.90%| 19,6 5.1 0.96
3 Amil Residential Properties Trust AML 9.74% __11.84%| 8 12.2 La6%  7.09%| 1784% 2523%| 4299%  2614%| 3 041%|  S96%  651%  7.24%  0.71%
4 Atchsione C Trust ASN 1082% 2375%] 13.30% 2457%| 1437  2034%| 2521%  6LOI1%| 4242% B0.37%| 6.37%  15S%| 10.04% 1331%| 6.60%  0.87%
5 AvalonBay C Inc. AVB 447% 6580%| 4237%  Se6l%| 4013% 36 58, 63,61 89.72%  77.06%|  B.41%  3.79%| 37.34% 414™| 604 1.8
6 BRE Properties, Inc. BRE A46% 1650%|  5.0d% 122%%)| 2.44% 2506%)  1.49% _65.51%| 4450% 134.97%| 8.27%  0.65%| 1L6d4% 19.80%] 625% 1.1
7 Camden Propeny Trust CcPT 3L86%  3071%| J884% IBI0%  3652%  3413| 7200% )44, 77.85% 149.88%|  0.7%  1.46%| 3421% 3a51%) 7.60%  0.84%
8 Equity Residential Properies Trust EOR. 12.21%  J004%| 18.71% 28.16%| 2402% 3389l 2589% 21.04%| 52.42% 12.91%| S02%  1.28%) 1682%  1semp| 691%  137%
9 Essex Property Trust Inc, ESS 2008% 59.48%| 3135% 5o.8%| 30.02% 73.00%| 3097%  48.72%| 5416% 10. 8.21% 0.B%| S57.00% 119.58%| 632% _ 1.01%
10 Gables Residential Trust oBp 692% 6T%|  BG0%  BI%  630% 7.07%| 1092% 2262%| 30.09% 20909% 601%  O.4%|  dA41%  1310%|  7.60%  1.04%)
11 Home Properties of New Yark, Inc. HME 7.23%  17.14%| 10 157! 10 18.35%| 1967% 33.00%| 78es%  61o5%| 490% 0%  9.00% 1061%| 7.00% 1.0
12 Mid-America Apaniment C fes, Inc.  MAA T.04% 2310%|  B.18% 2382%|  3.04% 2040%| 2336% 62.54%| 3532% 6359%| 4id%  0.20%| 3.73%  8.2%  8.87%  1.55%
13 Post Properiles, Inc. PPS 3.90%  2291%|  4.38% 2266%| 475% Za64%| B.53% 2321%| 3026% 2606%| 6.0%  0.95%| 210% 2010%  656% _ 1.00%
14 Roberts Realty Investors, Inc. REI J.04%  21.94%|  6.51% 35.30%| 3.07% 31.06%| d455)% 194.60%| S6si% 216.71%| S76%  0.19%| 9.00% 1509%| B.e0% 0%
1S Summit Properties Inc. SMT B.A0%  3d46%| 1008%  d.66%|  7.50%  440%| 3199% 4L5o%| d6d1%  4550%|  7.06%  0.85%  7.00% 12.41%|  7.40%  0.81%
16 Charles E. Smith Resldential Realty SRW 3.80%  9.75%|  536% 1097%|  B43% 1273%| 5230% 4826%| 79.00%  5449%|  B.60%  127%|  7.97% 1476%  7.39%  0.40%
17 Comerstone Realty Income Trust TCR 8.79% 3549%|  9.74% IS76%| -7.84%  47.64%| -803Th  21.37%| -110.0% 267.0%| 413%  0.91%| 1286% 2508%  9.09%  0.97%
18 Town and Couniry Trust, The TCT 4M%  SM%|  467%  7.23%  3.28%  6.01%[ 447i%  5720%) 4934% 6297 470%  040%|  7.06%  457%|  9.0%  0.4l%
19 United Dominion Realty Trust, Inc. UDR 16.59%  19.92%] 17.64% 21.13%| 1508% 2401%| 1239% 3641%| 2274% 3873%) 450%  049%) 1077%  19.8%|  8.45%  1.9%
Toul Avg 1L.45% 12.87% 10.99% 20.67% 0.1% 5.75% 12.26% 7.5%
Tow! SdDev  12.51% 12.62% 14.90% 2.63% “n%n 1.50% 15.98% 1.13%
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4.4 Descriptive Statistics — Independent Variables
The following exhibit highlights the independent variables used to proxy for
apartment REIT returns. Exhibit 6 illustrates the effects of market fundamentals on
REIT performance. Of note in the Exhibit is that Essex Property Trust experienced
the highest WARG in both the Government and NREI data. Essex’s portfolio
concentration is primarily located on the West Coast (Long Beach and Los Angeles
20%, Seattle 20%, Oakland 15%, Orange County 15%). AvalonBay also experienced
high WARG. Similarly, AvalonBay’s portfolio is heavily weighted on the West
Coast (San Jose 12%, Los Angeles 6%, San Francisco 5%, Oakland 5%, Orange
County 5%). Camden Property Trust experienced the highest employment growth
based on market concentration. The three largest markets in Camden’s portfolio are
Las Vegas (20%), Dallas (15%) and Houston (13%). Charles E. Smith experienced
the highest stock growth relative to the other REITs, which contributed to it also
having the lowest WAED. Charles E. Smith is significantly weighted in the

Washington D.C./Virginia/Maryland markets (64%).

1
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Exhibit 7

Statistical Summary - Independent Variables

Avempes Over A Five Year Period (199 - 2000)

Govt WARG NREI WARG WAEG WASG WAED % Total in MSA % D # of Apts
# RETT Ticker A Sui Dev. A; I SelDev] Avg (SulDev| A SwDev| A Su Dev A‘_r; Sul Dev A; Std Dev.
1_Associated Estates Realty Corporation AEC 282% _ 0.70%! 3.96% _ 0.76% 1.92% 0.26% LIT%  023% 0.75% _043%] T243% 224%| 12.32% _ 8.92%
2 Apartment lovestment & Mgmt Co. AV 3.15% _ 040%| 38% _ 0.56% 3.00%  0.60% 1.86% 0.10% 1.14% 0.60%i  70.96% _ S.11%{ 76.25% 103.65%!
3_ Amli Residential Properties Trust AML 3.6%% _046%| 3.30%  0.74%] 357% 021%| _247% 0.22%)| 1.10% 0.34%| 96.65% L17%| 22.30%  10.26%]
4 _Aschawae Communities Trust ASN 353 046%| 3.4% 0.49% 3.62% 02%%| 2.20% 0.13% 142%  03T% B85.77%  S5.04%| 13471% 23.97%
5 _AvalonBay Commaunities Inc. AVB 382% _ 050%| 576% 126% 248% 0.44% L51% __ 0.12% 097% _ 049%!| 8168%  2.05%] 20.81% _22.29%
6 _BRE Properties, Inc. BRE 3.55% 120%) 4.51% 1.0%%! 385%  022% 1.68% 0.13% 2.17% _ 0.19%| 96.91% 1.02%; 29.46% _ 30.02%,
7 _Camden Property Trust CPT 313% _ 051%|  3.37% 0.79%| _43% 04%%! _ 2.92% 028% 144% 045%; 91.00% __0.69% 348% _ 6.97%
8 ity Residential P, ies Trust EQR 33% _ 03T%| 3.88% 041% 329% _0.M%| 208% 0.0% 120% __041%! 78.98% 224%| 24.56% _ 21.63%)
9 _Essex Propesty Trust, Inc. ESS 411% 1.02%;  6.22% 221%| 3.16% __0.79%| 124% 0.19% 1.92% _ 0.80%| B87.73% 1.08%) 16.76%  45.65%)
10_Gables Residential Trust GBP 341% og-; 304% _ 118%| 378%  045%| 241% _ 035%| 1.37%  0.58%i 97.99%  121%]| 17.75% 15.60%)
11 Home exties of New York lnc, HME 30%% _ 03%| 437% 101% _ 201% 0.44% 1.02% 0.16 099%  0.57%| 42.08% _20.59%| 50.81% _ 33.51%)
12 Mid-America Apartment Communities, Inc. MAA 340% __ 0.19% 4.03% 061%|  2.56% 0.42% 157% 0.18% 1.00% __ 0.50%) 32 3.1 1498 24.46%
13 Post Propesties, Inc. PPS 38%% 050%] 28T  0A4T%| 4.15%  021%| 2.17% 024% 1.38% 024%| 97.18% 1.66%) 21.71%  24.13%]
14 Roberts Realty Invertor, Inc. RPL 343% _ 021%! 2.11% 080% 4.18%  0.6%%| 270% _0.17% 14% __04%%; 100.00% _ 0.00% 8.85%  22.53%
15 _Summit Properties Inc. SMT 3.38% 045%| _ 3.28% 04%%]  3.26% 03%%] 265% _ 045% 0.61% 0.34%] 8571% _7.08%) 11.36% 6.9%%
16 _Chades E. Smith Residential Realty SRW 242% 1.13%|  408% 1.55%) 2.05% 107% _ 3.57% 037% -1.52% 1.14%( 10000% _ 0.00%| 17.89%  B.09%
17_Comnerstone Realty Income Trust TCR 3.76% 0.45% 3.92% 0.62%| 3.17% 046%( 2.14%  0.24% 1.03% 0.55%| 62.20% _ 6.92%| 91.17% 174.21%|
18 Towa and Country Trust The TCT 2.54% 101%|  3.7%% 09%| 2.06% _ 08%% L10% 0.38% 0.36% 0.2%%)| _77.80%  23%%] 2.3 5.37%,
19_United Dominion Realty Trust, Inc. UDR 3.32% 035%] 38™% 0.65%{ 3.07% _03%| 200% 0.22% 1.07% 0.53%) 65.81% _ 3.92% 941% _ 9.10%)
Totat Avg 335% 3.39% 3.13% 2.09% 1.05% 8125% 24.51%
Total Stud Dev 0.43% 0.93% 0.78% 0.67% 0.75% 16.73% 23.51%
1
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5.0 Regression Results

Hypothesis #1 - weighted average employment growth and weighted average stock

growth effectively measure demand and supply growth, which should be a proxy for

weighted average rent growth.

Results: A regression analysis of WARG (given NREI and Gov’t rent data) versus
WAEG and WASG resulted in statistical models that explain (see Exhibit 8):

1. 55.1% of the variance in WARG (given Gov’t rent data) using a cross-sectional

data approach with 19 observations;

2. 10.5% of the variance in the WARG (given Gov’t rent data) using a panel data

approach with 95 observations; however the t-stat on the WASG variable is not

significant;

3. the regression results using WARG (given NREI rent data) were not significant.

Exhibit 8

Panel Data Regression Results

t-Stat

Dependent Variable |# of Obs| Indep. Variable & Coef R Square
WAEG WASG WAEG ‘WASG
Govt WARG 95§ 0.295090251 -0.21395749) 3.244325084 -1.81772392| 0.105450901
NREI WARG 95| -0.07772166 -0.92457699] -0.5661638  -5.2044401| 0.278205674
Cross-Section Data Regression Results
Dependent Variable |# of Obs| Indep. Variable & Coef t-Stat R Square
WAEG WASG WAEG WASG

Govt WARG
NREI WARG

19

19

0.479364224 -0.33222551

-0.27577776 -0.69669975

4.39489386 -2.61276007

-1.0480718 -2.27123058

0.551425904
0.407624388

Discussion: While the results indicate WAEG and WASG are highly correlated with
WARG, given the cross-sectional data, the results are inconclusive because the
sample size is less than 30. The Gov’t WARG results also show there is a positive
correlation between WARG and WAEG and a negative correlation between WARG

and WASG. Interestingly, when using NREI rent data, the t-stats are insignificant

'
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and the sign on the WAEG variable, in both result summaries above, is negative.
Intuition tells us that as employment grows in a market, rent growth in that market

should be positive, not negative.

The results do not show conclusive evidence to support hypothesis#|.

Hypothesis #2 - weighted average rent growth should determine Net Income and FFO /
NOI growth.

Results: A regression analysis of the variables described in Chapter 3.0 resulted in

statistical models (see Exhibits 9, 10, 11), with significant t-stats, which explain:

1. 37.1% of the variance in the percent change in FFO per unit across the sample of
selected apartment REITSs using a panel data approach given NREI WARG and
apartment growth;

2. 26.4% of the variance in the percent change in FFO per unit across the sample of
selected apartment REITSs using a cross-sectional data approach given NREI
WARG;

3. 32.1% of the variance in the percent change in Rental Revenue per unit across the
sample of selected apartment REITSs using a panel data approach given NREI
WARG and apartment growth;

4. 37.0% of the variance in the percent change in Rental Revenue per unit across the
sample of selected apartment REITSs using a cross-sectional data approach NREI

WARG;
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5. 31.2% of the variance in the percent change in Rental Net Operating Income per

unit across the sample of selected apartment REITSs using a panel data approach

given NREI WARG and apartment growth;

6. 29.0% of the variance in the percent change in Rental Net Operating Income per

unit across the sample of selected apartment REITS using a cross-sectional data

approach given NREI WARG;
Exhibit 9
Panel Data Regression Results Excluding % Change in Apartments
Dependent Variable # of Obs Independent Variable & Coefficient t-Stat R Square
[ WARG WARG WARG ~ WARG
(Gov) (NRE) WAEG WASG WAED | (Gow) (NRED WAEG WASG WAED
% A ia FFO per Unit 94 0.589 0.135 0.0002
% A in FFO per Unit 94 7241 2.983 0.0882
% A in FFO per Unit 94 3.767 1.057 0.0120
% A in FFO per Unit 94/ -1.203 -0.259 0.0007
% A in FFO per Unit 94 4513 1.266| 0.0171
% A in Rental Revenue per Unit 94| 3.394 0.810 0.0071
% A in Rental Revenue per Unit 94 6.420 2.728 0.0748
% & in Rental Revenue per Unit 94 1.987 0577 0.0036
% A in Rental Revenue per Unit 94 -3.945 -0.888 0.0085
% A in Rental Revenue per Unit 94 4.371 1.275 0.0174
% A in NOI per Unit 94 3.233 0.772 0.0064
% A in NOI pér Unit 94 5823 2.460 0.0617
% A in NOI per Unit 94 2.760 0.804 0.0070
% A in NOI per Unit 94 -2.809 -0.632 0.0043
% A in NOI per Unit 94| 4.467 1.304] 0.0182
% A in Net Income per Unit 93] -14.853 -1.335 0.0192
% & in Net Income per Unit 93/ 7.642 1.159 0.0145
% A in Net Income per Unit 93 6.007 0.653 0.0047
% A in Net Income per Unit 93 15.776 1334 0.0192
% A in Net Income per Unit 93 -3.428 -0.371 0.0015
Net Income per Unit 93 49.728 3225 0.1026
Net Income per Unit 93 7.642 0.797 0.0069
Net Income per Unit 93 22510 171 0.0312
Net Income per Unit 93 28.979 1.702 0.0309
Net Income per Unit 93 5.230 0.391 0.0017
%4 in Macket Cap per Unit 91| 2881 20566 0.0036
% A in Market Cap per Unit 9 13.800 5303 02401
% A in Matket Cap pes Unit 91 2563 0.621 0.0043
% A in Macket Cap per Unit 91 -7.731 -1.463 0.0235
% A in Market Cap per Unit 91 7.220 1.772 0.0341
Market Cap per Unit 91 0.945 3.146 0.1001
Macket Cap per Unit 91 0.254 1.383 0.0210
Masket Cap per Unit 91 0.121 0.473 0.0025
Macket Cap per Unit (23 0.499 1522 0.0254
|Macket Cap per Unit 91 0178 0693 0.0054
Cap Rate 91 -0.222 -1.055 0.0124
Cap Rate 91 -0.412 -3.556 0.1244
Cap Rate 91 -0.388 -2.329 0.0574
Cap Rate 91 0.230 1.044 0.0121
Cap Rate 91 -0.528 -3.248) 0.1060
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Exhibit 10

Panel Data Reg i

Reaults Including % Change

Apantme

Varisble &

WARG !
(Govy ! (NRET)

(0.3867386

WARG

| WAEG | WASG

e Ceeflicient

t-Stat

R Squace_

1% Din# % Portin

WAED

;% Din# % Portin

WAEBG  WASG _WAED_:

% A 1 Rental Revenue par Unit
% A in Reatal Revenue per Unit

37367317

3.0488319
3.5165386,

74214592

 .1.278796
09603507

% 4 i Net Income pes Uni

Net Incom e per Unit

| 023129551

1.9105065 -0.280654
2.3799B18B_0.1665958

2| 036120196

0.21429325)

“0.2396276
0 39180602

"| 0 ooasaazs

Net Inmm e per Un,

Net Inomeper Unit
Net Inomeper Unit
INet Incom e per Unit
Net Incomeper Unit

1 32.896303

31435236

124.083232; -0

%, L
% A in Markes Cap per Unit

Masket Cop pes Unit

Market Cap per Unit
Market Cep pes Unit
M

 0.2956495]

0.4287723

Macket Cap per Unit.

[Market Csp pes Unit

-0.299756' -0.080161%

1| 0037749

[0.021662

7542555 -2 670318

1 007293456
] 018532273

017233483

0.24623279

0.15492029)

0.08834559)
0.26041094|

-2.033427 2.2403479

2759488 _0.3499519

7| 028645567

031686844/

0.25491806|

0.3291817)

30979397,
0.34420653

4 )
0 44039838}
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Exhibit 11

[ Sectional Data Reg ion Results Inc/uding % Change in
[Drpemdant Taale ] #orObs| __ indspendemi Varisbls & Cosficiunt 1St Rsauare

Average Average i 1 Average | Aversge H
WARG | WARG | Average Average : Average ;% A # of| WARG | WARG | Average Average ; Average (% A # of
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Discussion: While the strength of these relationships supports the notion that
apartment REIT performance and market fundamentals are linked, other non-market

factors seem to play a more important role.

Surprisingly, NREI does a much better job of predicting apartment REIT performance
over the last five years than does the government's, whether using a cross section or
panel data approach. In fact, none of the regression results using the government rent
index yielded results that were significant. Simply using the difference between
current weighted average job growth and weighted average stock growth works better
than the government index and about half as well as the NREI. The results from the
10-REIT sample (see Appendix 16 & 17), constructed from the 10 apartment REITs

with the greatest portfolio concentration in MSAs where government rent data were
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available, show that the failure of the government index to work has more to do with

the index than the coverage.

A Review of Statistically Significant Variables
NREI - Weighted Average Rent Growth (WARG)
The regression results show that the NREI - WARG, when using either a cross
section or panel data approach, does the best job of predicting FFO, Rental

Revenue, Net Operating Income, and Market Capitalization.

The intuition behind these results is straightforward. FFO, Rental Revenue, and
NOI gll grow according to what rents are doing in markets where REITs own
properties. REITs that have a high portfolio concentration in markets where rents
are growing rapidly will show strong FFO, Rental Revenue, and NOI growth. We
postulate that the NREI data does a better job of predicting apartment REIT
performance over the last five years than does the government's because of the

differences in how indices are constructed.

The government rental index includes not only larger multi-family rental
properties of interest to institutional investors, but also single-family rentals and
small multi-family properties. These smaller properties may perform differently
from the institutional segment of the market. The NREI, however, excludes the
smaller properties and looks only at class A and B properties, those most likely to

be held by apartment REITs or institutional owners.

The Correlation Between Market Fundamentals and Apartment REIT Performance 57



Weighted Average Excess Demand (WAED)

Weighted Average Excess Demand, the difference between employment growth
and stock growth, was statistically significant in some models. Interestingly,
WAED does a better job of predicting REIT returns than the government index

and works about half as well as the NREI.

Percentage Change in the Number of Apartments

Because of the noise created by apartment unit accounting discussed in Chapter
3.1, this-variable helped reduce the volatility in REIT returns, resulting in higher
R-Squares across the board. For example, the statistical model which represents
FFO growth per unit goes from an R-Squared of 8.82% to 37.1% when apartment

growth is included in the regression.

A4 Review of Non-Statistically Significant Variables
Government - Weighted Average Rent Growth (WARG)
In all but a few cases the Government — WARG variable resulted in insignificant
t-stats (i.e. 2> t-stat >-2). As previously discussed, we believe noise inherent in
the construction of the government index is diluting its effectiveness. The
inclusion of apartment growth in the analysis, however, did improve the R-
Squared in each case, further supporting our theory that apartment unit accounting

is skewing per unit growth rates.
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Weighted Average Employment Growth (WAEG) & Stock Growth (WASG)
While WAEG and WASG were not predictive measures of apartment REIT
returns, the signs of these variables indicate: (1) As MSA employment grows in
areas where apartment REITs are heavily concentrated, their returns are positively
impacted, and (2) Stock growth and apartment REIT returns are inversely

correlated.

The results show conclusive evidence that FFO growth and market fundamentals are

correlated, albeit the relationship is not as strong as anticipated.

Hypothesis #3 - FFO growth should determine a REIT’s market capitalization growth.

Results: A regression analysis of the variables described in Chapter 3.0 resulted in

statistical models, with significant t-stats, which explain:

1.

37.8% of the variance in the percent change in Market Capitalization per unit
across the sample of selected apartment REITSs using a pane! data approach given
NREI WARG and apartment growth,

59.6% of the variance in the percent change in Market Capitalization per unit
across the sample of selected apartment REITs using a cross-sectional data
approach given NREI WARG; and

39.0% of the variance in the Capitalization Rate across the sample of selected
apartment REITSs using a panel data approach given NREI WARG and apartment

growth.
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Discussion; While the empirical results presented above do not directly address the
issue of FFO and stock price correlation, previous academic research does. As
previously stated, Fields et al. (1998) showed that FFO explains 57.8% of the
variation in price, which is less than the 61.3% explained by the model! including net
income. “However, the Vuong test statistic is 1.55 with an associated two-tailed p-
value of 0.12, suggesting that the explanatory power of the two models is not very

different.”

Previous academic research does show conclusive evidence that FFO and market
capitalization are correlated. The cumulative effect of this thesis’ results tends to
validate the notion of reasonable REIT pricjng.

1. weighted average rent growth explains 37% of FFO growth, and

2. FFO explains 58% of stock price.
Our empirical analysis supports these findings: weighted average rent growth
explains 38% of the percent change in market capitalization (stock price). The
model, when using a cross-sectional data approach, explains 60% of the variance, but

lacks sufficient observations, with only nineteen.

5.1 Additional Research
Overall, a statistical model explaining 37.1% of apartment REIT per unit FFO growth
is intriguing. The fact that the NREI does a better job than the government index at
predicting REIT returns, however, is more enlightening. Additional study on a larger

sample with better apartment unit accounting would provide important insight into
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our results. Furthermore, more empirical analysis on the direct correlation between
market fundamentals and stock price appreciation / yield could support the

conclusions and highlight a more global perspective on reasonable REIT pricing.
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6. Conclusion
This paper examines the correlation between apartment REIT performance and
market fundamentals. Through a review of relevant literature and informational
interviews with academics, the components of REIT performance were defined as: (1)
FFO growth, (2) Rental Revenue growth, (3) Rental NOI growth, (4) Market
Capitalization growth, and (5) Cap Rate. Market fundamentals were defined as: (1)

Rent Growth, (2) Employment Growth, (3) Stock Growth, and (4) Excess Demand.

Components of market fundamentals were then empirically examined to explore and
quantify their impact on REIT performance. Independent variables were developed
as proxies for market fundamentals, such as weighted average rent growth, weighted
average employment growth, weighted average stock growth, and weighted average
excess demand. Dependent variables were calculated based on data obtained by SNL

DataSource.

The analysis revealed that weighted average rent growth (given NREI data) and
growth in apartment units explained 37.1% of the variance in the percent change in
FFO per unit across the sample of selected apartment REITs. The results also show
that NREI data does a much better job of predicting apartment REIT performance
over the last five years than does government data, whether using a cross section or
panel data approach. The failure of the government index to work has more to do
with the way the index is constructed than the coverage. Finally, weighted average

excess demand (WAEG ~ WASG) works better at predicting FFO growth than
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weighted average rent growth (given government rent data) and about half as well as

the weighted average rent growth (given NREI data).

The market capitalization results tend to validate reasonable REIT pricing. The
results show that weighted average rent growth and apartment growth explain 38% of
the variation in the percent change in market capitalization when using a panel data
approach, and 60% when using a cross sectional data approach. These results, when
taken in the context of previous research done by Fields et al., confirm the rational

link between market fundamentals and REIT stock price returns.

1
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Appendix 1
Matket Data - Employment, Stock, Rent, Excess Demand

MSA Year
ALBUQU 1968
ALBUQU 1989 0
ALBUQU 1990 0.00% 0.00
ALBUQU 1991 0.00% 0.00
ALBUQU 1992 0.00% 0.00
ALBUQU 1993 0.00% 0.00
ALBUQU 1994 0.00% 0,00
ALBUQU 1995 0.00% 527.33
ALBUQU 1996 0.00% 524.42
ALBUQU 1997 314% 530.83
ALBUQU 1998 -176% 502.83
ALBUQU 1999 248% 516.83
ALBUQU 2000 0.00% 0.00
ATLANT 1988
ATLANT 1989 427.58
ATLANT 1990 1.32% 42292 -1.09%
ATLANT 1991 1508.1 399141 0.94% 431,08 1.93%
ATLANT 1992 | 15214 865 400979 542,04 1.51% 458.50 6.36%
ATLANT 1993 1599.8 . 3582 401844 555.85 2.55% 511.00 11.45%
ATLANT 1994 1699.9 8377 405426 573.12 3% 550.67 1.76%
ATLANT 1995 1789.2 13115 413803 605,34 5.62% 579.83 5.30%
ATLANT 1996 1870, 10735 426918 639.86 5.70% 586.83 121%
ATLANT 1997 19340 11292 437653 66211 3.48% 597.33 1.7%
ATLANT 1998 20137 12017 448945 687.05 37% 608.42 1.86%
ATLANT 1999 21015 127 460962 3.29% 619.50 1.82%
ATLANT __ 2000 211.4 17229 473733 3.24% 0.00 0.00%
AUSTIN 1988 3638 k1) 150977
AUSTIN 1989 3703 2 151304 0 357.58
AUSTIN 1990 3827 ; 151326 1 0.00 0.00% 368.67 310%
AUSTIN 1991 3986 5 151372 i 0.00 0.00% 386.17 4.75%
AUSTIN 1992 4146 151600 : 0.00 0.00% 43225 11.93%
AUSTIN 1993 4428 152630 0.00 0.00% 496.42 1484%
AUSTIN 1994 470.4 % 154804 i 0.00 0.00% 52675 6.11%
AUSTIN 1995 505.9 159322 0.00 0.00% 553.00 4.98%
AUSTIN 1996 5332 165652 450.63 0.00% 554.17 0.21%
AUSTIN 1997 5552 172634 47435 5.26% 573.42 3.47%
AUSTIN 1998 588.2 177795 504.35 6.32% 599.67 4.58%
AUSTIN 1999 6214 183413 536.09 6.29% 624.75 4.18%
AUSTIN 2000 654.7 0.00% 0.00 0.00%
BAKERS 1988 157.8
BAKERS 1989 161.8
BAKERS 1990 165.6 0.00% 0.00 0.00%
BAKERS 1991 176.7 0.00% 0.00 0.00%
BAKERS 1992 1735 0.00% 0.00 0.00%
BAKERS 1993 170.2 0.00% 0.00 0.00%
BAKERS 1994 1698 0.00% 0.00 0.00%
BAKERS 1995 1.7 0.00% 0.00 0.00%
BAKERS 1996 1735 0.00% 0.00 0.00%
BAKERS 1997 178.5 0.00% 0.00 0.00%
BAKERS 1998 182.2 0.00% 0.00 0.00%
BAKERS 1999 186.6 0.00% 0.00 0.00%
BAKERS _ 2000 192.4 0.00% 0,00 0.00%
BALTIM 1988 1110.3
BALTIM __ 1989 1142.1 495.25
BALTIM 1990 1160.0 381% 525.00 6.01%
BALTIM 199t 1175 3.67% 509.25 -3.00%
BALTIM 1992 1091.6 1.84% 51392 0.92%
BALTIM 1993 1093.9 241% 544.83 6.02%
BALTIM 1994 11026 1L.31% 571.67 493%
BALTIM 1995 11316 1.03% 584.50 226%
BALTIM 199 11273 1.92% 618.33 5.79%
BALTIM 1997 11523 0.31% 630.00 1.8%
BALTIM 1998 11826 249% 645.17 241%
BALTIM 1999 1204.4 inv 665.00 3.0™%
BALTIM 2000 12342 3.68% 0.00 0.00%
BOSTON 1988
BOSTON __ 1989 725.08
BOSTON 1990 A% 705,25 -2.14%
BOSTON 1991 0.58% 709.92 0.66%
BOSTON 1992 0.06% 225 0.33%
BOSTON 1993 0.64% 711.08 -0.16%
BOSTON 1994 0.70% 766.50 11%%
BOSTON 1995 3.23% 907.08 18.34%
BOSTON 1996 4.30% 1029.58 13.50%
BOSTON 1997 AT% 1159.67 1263%
BOSTON 1998 A% 1244.25 1.2%9%
BOSTON 1999 3.84% 135625 9.00%
BOSTON __ 2000 6.73% 0.00 0.00%
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Appendix 1
Macket Data - Employment, Stock, Rent, Excess Demand

# MSA Year.
CHICAG 1988
CHICAG 1989 579.25

7 CHICAG 1990 511% 598.50 3.32%
CHICAG 1991 4.59% 600.25 0.29%
CHICAG 1992 312% 634.08 5.64%
CHICAG 1993 23%% 654.50 32%
CHICAG 1994 321% 680.75 4.01%
CHICAG 1995 4.15% 721,58 6.00%
CHICAG 1996 29% 721.00 -0.08%
CHICAG 1997 4.04% 733.25 1.70%
CHICAG 1998 3.94% 802.08 9.39%
CHICAG 1999 3.89% 829.50 3.42%
CHICAG 2000 3.59% 0.00 0.00%
CHRLTE 1988 5913 4430
CHRLTE 1989 611.6 6031 124364 0 391,42

8 CHRLTE 1990 627.2 130395 0.00 0.060% 390.83 -0.15%
CHRLTE 1991 6142 133472 0.00 0.00% 387.33 -0.90%
CHRLTE 1992 615.4 135006 0.00 0.00% 400.17 331%
CHRLTE 1993 639.1 136159 0.00 0.00% 423,50 5.83%
CHRLTE 1994 6724 137581 0.00 0.00% 448.00 5.79%
CHRLTE 1995 04,3 141154 0.00 0.00% 481.25 7.42%
CHRLTE 1996 721.0 144875 464.30 0.00% 524.42 8.97%
CHRLTE 1997 746.2 150818 512.64 10.41% 53317 167%
CHRLTE 1998 765.1 155952 529.64 3.32% 527.92 -0.98%
CHRLTE 1999 807.1 160260 545,07 291% 541,33 254%
CHRLTE 2000 0.00% 0.00 0.00%
CINCIN 1988
CINCIN 1989 42117

9 CINCIN 1990 213% 42117 0.00%
CINCIN 1991 381% 4217.58 152%
CINCIN 1992 331% 42292 -1.09%
CINCIN 1993 1.60% 438.08 3.59%
CINCIN 1994 247% 450.92 293%
CINCIN 1995 3.28% 465.50 3.23%
CINCIN 1996 1.88% 494.08 6.14%
CINCIN  1%7 LM% 541.92 9.68%
CINCIN 1998 219% 544.83 0.54%
CINCIN 1999 293% 553.58 161%
CINCIN 2000 315% 0.00 0.00%
CLEVEL 1988
CLEVEL 1989 499.33

10 CLEVEL 1990 351% 481.25 -3.62%
CLEVEL 1991 6.33% 494.08 26T
CLEVEL 1992 321% 480.08 -28M%
CLEVEL 1993 2.60% 509.83 6.20%
CLEVEL 1994 1L71% 541,33 6.18%
CLEVEL 1995 290% 536.67 -0.86%
CLEVEL 1996 2.88% 566.42 5.54%
CLEVEL 1997 337% 592.08 4.53%
CLEVEL 1998 4.78% 599.08 118%
CLEVEL 1999 1.76% 637.00 6.33%
CLEVEL _ 2000 32% 0.00 0.00%
COLUMB 1988 655.3 5611
COLUMB _ 1989 679.9 4223 201101 0 398.42

11 COLUMB 1990 697.1 0.00 0.00% 396.67 -0.44%
COLUMB 1991 7022 0.00 0.00% 408.92 3.09%
COLUMB 1992 705.2 211229 0.00 0.00% 405.42 -0.86%
COLUMB 1993 7209 3808 214168 0.00 0.00% 422.92 4.32%
COLUMB 1994 745.3 3890 217976 0.00 0.00% 447.42 5.79%
COLUMB 1995 . 3906 221866 0.00 0.00% 455.00 1.69%
COLUMB 1996 7922 4502 225772 522.98 0.00% 469.00 3.08%
COLUMB 1997 807.2 3699 230274 525.87 0.55% 484.17 123%
COLUMB 1998 233973 245% 494.08 205%
COLUMB 1999 0.22% 517.42 4.72%
COLUMB 2000 0.00% 0.00 0.00%
DALLAS 1988 1349.0 1399
DALLAS 1989 1373.4 538 424877 4383 407.75

12 DALLAS 1990 1403.0 453.84 3.55% 430.50 5.58%
DALLAS 1991 14180 430316 473.36 4.30% 441.58 257%
DALLAS 1992 1419.6 1862 433440 482.92 202% 453.25 2.64%
DALLAS 1993 1452.5 4386 435302 493.69 223% 478.92 5.66%
DALLAS 1994 1502.9 10156 439688 51241 319% 498.17 4.02%
DALLAS 1995 1579.7 11475 449844 531.54 373% 509.83 234%
DALLAS 1996 1633.6 10612 461319 547.88 307% 534.33 481%
DALLAS 1997 17225 14045 471931 569,39 3.93% 565.83 5.90%
DALLAS 1998 1808.4 17136 485976 597.28 490% 581.58 278%
DALLAS 1999 1889.5 503112 622.39 4.20% 595.58 241%
DALLAS 2000 1947.4 515828 646.69 3.90% 0.00 0.00%
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Appendix 1
Market Data - Employment, Stock, Rent, Excess Demand

B MSA Year
DENVER 1988 904.8
DENVER 1989 923.7 403.67

13 DENVER 19%0 942.8 0.00% 42525 5.35%
DENVER 1991 963.8 280% 433,42 1.92%
DENVER 1992 985.4 39% 487.08 12.38%
DENVER 1993 1023.5 7.24% 530.83 8.98%
DENVER 1994 1065.7 5.45% 586.25 10.44%
DENVER 1995 11144 4.94% 59325 119%
DENVER 1996 1146.5 581% 603.75 1.77%
DENVER 1997 1194.1 4.24% 633.50 4.93%
DENVER 1998 1243.0 5.47% 651.00 2.76%
DENVER 1999 12010 6.32% 691.25 6.18%
DENVER __ 2000 1340.9 6.36% 0.00 0.00%
DETRO! 1988 1858.4 7955
DETROI 1989 18921 6818 474985 437.3 495.83

14 DETRO! 1990 456,00 4.28% 497.00 0.24%
DETROI 1991 463.68 1.68% 508.67 2.35%
DETROI 1992 465,69 0.43% 501.08 -1.49%
DETROI 1993 X 492744 477.05 2.44% 508.67 1.51%
DETROI! 1994 1930.7 7 496007 486.07 1.85% 550.67 8.26%
DETROI 1995 1985.1 4n 499714 494.42 1.72% 57225 3.92%
DETRO! 1996 2033.3 3877 503191 510.45 3.24% 589.75 3.06%
DETROI 1997 20734 2998 507068 522.15 22%% 592.08 0.40%
DETRO! 1998 2106.5 510066 538.18 3.07% 613.08 3.55%
DETROI 1999 2129.8 55422 298% 626.50 219%
DETRO! 2000 2170.3 57221 4.16% 0.00 0.00%
FORTLA 1988
FORTLA 1989 457.33

15 FORTLA 1990 2.36% 449.17 -1.79%
FORTLA 1991 350% 479.50 6.75%
FORTLA 1992 288% 498.75 4.01%
FORTLA 1993 4.08% 548.92 10.06%
FORTLA 1994 5.46% 572.25 4.25%
FORTLA 1995 292% 560.58 -2.04%
FORTLA 1996 3.15% 583.33 4.06%
FORTLA 1997 2.06% 597.92 250%
FORTLA 1998 1.75% 597.33 -0.10%
FORTLA 1999 112% 609.58 2.05%
FORTLA __ 2000 1L71% 0.00 0.00%
FORTWO 1988 548.4 20
FORTWO __ 1989 561.7 109 194724

16 FORTWO 1990 590.0 k-] 194833 3.54% 0.00 0.00%,
FORTWO 1991 595.8 904 195161 4.30% 0.00 0.00%
FORTWO 1992 589.7 24 196065 2.02% 0,00 0.00%
FORTWO 1993 606.0 401 196089 223% 0.00 0.00%
FORTWO 1994 622.8 1478 196490 3.79% 0.00 0.00%
FORTWO 1995 6459 3042 197968 173% 0.0 0.00%
FORTWO 1996 6715 2675 201010 3.07% 0.00 0.00%
FORTWO 1997 693.9 3683 203685 393% 0.00 0.00%
FORTWO 1998 7299 5385 207368 490% 0.00 0.00%
FORTWO 1999 757.8 2393 212753 4.20% 0.00 0.00%
FORTWO __ 2000 783.2 216 215146 391% 0.00 0.00%
FRESNO 1988
FRESNO 1989

17 FRESNO 1990 0.00% 0.00 0.00%
FRESNO 1991 0.00% 0.00 0.00%
FRESNO 1992 0.00% 0.00 0.00%
FRESNO 1993 0.00% 0.00 0.00%
FRESNO 1994 0.00% 0.00 0.00%
FRESNO 1995 0.00% 0.00 0.00%
FRESNO 1996 0.00% 0.00 0.00%
FRESNO 1997 0.00% 0.00 0.00%
FRESNO 1998 0.00% 0.00 0.00%
FRESNO 1999 0.00% 0.0 0.00%
FRESNO 2000 0.00% 0.00 0.00%
HARTFO 1988 19
HARTFO 1989 1725 98719 0

18 HARTFO 1990 415 100444 0.00 0.00% 0.00 0.00%
HARTFO 1991 215 100859 0.00 0.00% 0.00 0.00%
HARTFO 1992 350 101074 0.00 0.00% 0.00 0.00%
HARTFO 1993 222 101424 0.00 0.00% 0.00 0.00%
HARTFO 1994 325 101646 0.00 0.00% 0.00 0.00%
HARTFO 1995 54 101971 0.00 0.00% 0.00 0.00%
HARTFO 1996 260 102025 0.00 0.00% 0.00 0.00%
HARTFO 1997 544 102285 0.00 0.00% 0.00 0.00%
HARTFO 1998 948 102829 0.00 0.00% 0.00 0.00%
HARTFO 1999 295 103777 0.00 0.00% 0.00 0.00%
HARTFO 2000 19 104072 0.00 0.00% 0.00 0.00%
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PERMITS STOCK
# MSA Year Given Calculated
HONOLU 1988 3 1341
HONOLU 1989 388.3 1876 124863 606.81
19 HONOLU  19%0 404.4 126739 . 9.26% 0.00 0.00%
HONOLU 1991 416.1 2915 128192 72094 B.74% 0.00 0.00%
HONOLU 1992 417.5 2795 131107 765.80 6.2% 0.00 0.00%
HONOLU 1993 416.5 1495 133902 790.20 319% 0.00 0.00%
HONOLU 1994 4118 2172 135397 B09.80 248% 0.00 0.00%
HONOLU 1995 410.9 2454 137569 814,59 0.59% 0.00 0.00%
HONOLU 1996 406.1 875 140023 815.90 0.16% 0.00 0.00%
HONOLU 1997 403.9 894 140898 808,93 -0.85% 0.00 0.00%
HONOLU 1998 401.2 w 141792 799.35 -1.18% 1016.75 0.00%
HONOLU 1999 396.6 142121 -0.98% 1020.83 0.40%
HONOLU 2000 4023 D.77% 0.00 0.00%
HOUSTO 1988
HOUSTO 1989 373.33
20 HOUSTO 1990 1.66% 407.75 9.22%
HOUSTO 1991 8.97% 434,00 6.44%
HOUSTO 1992 6.08% 438.67 1.0B%
HOUSTO 1993 31.20% 446.25 1.73%
HOUSTO 1994 2.94% 465.50 431%
HOUSTO 1995 262% 461.25 0.38%
HOUSTO 1996 2.16% 497.58 6.45%
HOUSTO 1997 242% 534,92 1.50%
HOUSTO 1998 3.62% 560.58 4.80%
HOUSTO 1999 4.07% 542.50 -3.23%
HOUSTO __ 2000 288% 0.00 0.00%
INDIAN 1988
INDIAN 1989 395.50
21 INDIAN 1990 0.00% 391.42 -1.03%
INDIAN 1991 0.00% 382.08 -2.38%
INDIAN 1992 0.00% 386,75 1.22%
INDIAN 1993 0.00% 402.50 4.07%
INDIAN 1994 0.00% 448,58 11.45%
INDIAN 1995 0.00% 452.08 0.78%
INDIAN 1996 0.00% 470,17 4.00%
INDIAN 1997 203% 475,42 112%
INDIAN 1998 266% 498.17 4.79%
INDIAN 1999 -5.18% 515.67 3.51%
INDIAN 2000 0.00% 0.00 0.00%
JACKSO 1988
ACKSC 1989 396.67
2 JACKSO 1990 0.00% 41417 4.41%
JACKSO 1991 0.00% 418.25 0.99%
JACKsO 1992 0.00% 42175 0.84%
JACKSO 1993 0.00% 422.33 0.14%
JACKSO 1994 0.00% 424.08 0.41%
JACKsO 1995 0.00% 443,33 4.54%
JACKSO 1996 0.00% 464,33 4.74%
JACKSO 1997 4.68% 492.92 6.16%
JACKSO 1998 2.05% 495.83 0.5%%
JACKSO 1999 4.01% 504.58 176%
JACKSO 2000 0.00% 0.00 0.00%
JERSEY 1988
ERSEY 1989
23 JERSEY 1590 5.69% 0,00 0.00%
JERSEY 1991 3.46% 0.00 0.00%
JERSEY 1992 321% 0.00 0.00%
JERSEY 1993 262% 0.00 0.00%
JERSEY 1994 2.49% 0.00 0.00%
JERSEY 1995 266% 0.00 0.00%
JERSEY 1996 28%% 0.00 0.00%
JERSEY 1997 73189 3.42% 0.00 0.00%
JERSEY 1998 756.89 3.42% 0.00 0.00%
JERSEY 1999 ks 781.50 3.25% 0.00 0.00%
JERSEY 2000 . 815.24 4.32% 0.00 0.00%
KANSAS 1988
KANSAS 1989 419.62 410.67
24 KANSAS 1990 426.00 152% 395,50 -3.69%
KANSAS 1991 44379 4.18% 410.67 383%
KANSAS 1992 447,48 0.83% 425.83 3.69%
KANSAS 1993 456.21 1.95% 442.75 397%
KANSAS 1994 463.26 1.55% 464.33 4.87%
KANSAS 1995 478.70 333% 479.50 321%
KANSAS 1996 496.50 3.72% 506.92 5.72%
KANSAS 1957 516.64 4.06% 523.25 322%
KANSAS 1998 540.81 4.68% 539.58 312%
KANSAS 1999 560.95 3.72% 55417 270%
{ KANSAS 2000 5B5.46 437% 0.00 0.00%
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Market Data - Employment, Stock, Rent, Excess Demand

EMP
# MSA Year Given
LANGEL 1988 4013.2 32313
LANGEL _ 1989 4103.5 24765 1515729 762,42
25 LANGEL 1990 1540494 4.47% 74492 -2.30%
LANGEL 1991 1556584 287% 73133 -1.02%
LANGEL 1992 1565089 1.24% 728.58 -1.15%
LANGEL 1993 1570127 0.19% 747.83 2.64%
LANGEL 1994 1573036 0.19% 77233 3.28%
LANGEL 1995 1575912 -0.45% 767.08 -0.68%
LANGEL  19% 1578842 1.03% 821.33 7.07%
LANGEL 1997 1581874 1.46% 864.50 5.26%
LANGEL 1998 1585350 27%% 945,00 9.31%
LANGEL 1999 1590153 3.60% 989.33 4.69%
LANGEL 2000 1597130 4.06% 0.00 0.00%
LISLAN 1988 11348
LISLAN 1989 1146.4
26 LISLAN 19%0 11324 5.69% 0.00 0.00%
LISLAN 1991 1088.1 3.46% 0.00 0.00%
LISLAN 1992 1053.5 321% 0.00 0.00%
LISLAN 1993 1049.2 262% 0.00 0.00%
LISLAN 1994 1061.8 249% 0.00 0.00%
LISLAN 1995 1092.2 2.66% 0.00 0.00%
LISLAN 1996 1089.9 2.83% 0.00 0.00%
LISLAN 1997 11120 3.42% 0.00 0.00%
LISLAN 1998 1139.5 3.42% 0.00 0.00%
LISLAN 1999 1180.4 3.25% 0.00 0.00%
LISLAN 2000 12126 4.32% 0.00 0.00%
LVEGAS 1988 329.8
LVEGAS 1989 358.8 457.92
21 LVEGAS 1990 402.3 0.00% 462.58 1.02%
LVEGAS 1991 4218 147224 X 0.00% 466.08 0.76%
LVEGAS 1992 420.3 152525 X 0.00% 449.17 -3.63%
LVEGAS 1993 4413 155850 . 0.00% 476.58 6.10%
LVEGAS 1994 4915 159451 A 0.00% 51625 8.32%
LVEGAS 1995 529.1 : 166964 0.00% 524.42 1.58%
LVEGAS 1996 §73.0 176447 0.00% 525,00 0.11%
LVEGAS 1997 622.4 188315 » 1.99% 532.00 1.33%
LVEGAS 1998 645.6 | 198636 . -0.43% 539.00 1.32%
LVEGAS 1999 695.7 2.22% 549.50 1.95%
LVEGAS _ 2000 136.9 0.00% 0.00 0.00%
MEMPHI 1988 450.1 2339
MEMPHI __ 1989 48.9 2820 122589 0 9
28 MEMPHI 1990 0.00 0.00% 0.00 0.00%
MEMPHI 1991 0.00 0.00% 0.00 0.00%
MEMPHI 1992 127055 0.00 0.00% 0.00 0.00%
MEMPHI 1993 486.7 379 127322 0.00 0.00% 375.08 0.00%
MEMPHI 1994 502.9 621 127701 0.00 0.00% 412.42 9.95%
MEMPHI 1995 530.4 1856 128322 0,00 0.00% 434,00 5.23%
MEMPHI 1996 543.3 3567 130178 454,35 0.00% 456.75 5.24%
MEMPHI 1997 556.6 1594 133745 472,68 4.25% 470.75 3.07%
MEMPH! 1998 567.9 891 135339 494.39 4,37% 466.67 -0.87%
MEMPHI 1999 583.7 136230 1.43% 482.42 3.38%
MEMPHI 2000 0.00% 0.00 0.00%
MIAMI 1988 843.3
MIAMI 1989 8726 481.66 492.33
29 MIAMI 1990 8g2.8 493,00 235% 516.83 4.98%
MIAMI 199¢ 858.9 510.23 3.49% 520.33 0.68%
MIAMI 1992 849.5 52494 288% 571.08 9.75%
MIAMI 1993 878.2 546.38 4.08% 609.00 6.64%
MIAMI 1994 903.3 576.22 5.46% 646.92 6.23%
MIAMI 1995 9238 593,03 292% 635.25 -1.80%
MIAMI 19% 9332 611.94 319% 637.58 0.37%
MIAMI 1997 953.7 62455 2.06% 64458 110%
MIAMI 1998 969.7 635.48 1.75% 647.50 0.45%
MIAMI 1999 9B1.6 642.62 1.12% 672.00 3.78%
MIAMI 2000 1003.8 653.97 1.77% 0.00 0.00%
MILWAU 1988 710.6 3538
MILWAU _ 1989 731.7 5040 211250 . 425.67 489.42
30 MILWAU 1990 755.6 4513 216290 D X 4.54% 485.33 -0.83%
MILWAU 1991 753.4 2547 220803 3.98% 500.50 313%
MILWAU 1992 752.7 2986 223350 2.69% 506.33 117%
MILWAU 1993 765.7 4476 26336 262% 518.58 242%
MILWAU 1994 7814 2559 230812 3.4%% 552.42 6.52%
MILWAU 1995 801.1 2044 233371 4.74% 557.08 0.84%
MILWAU 1996 B11.0 2753 236015 1.24% 574.00 3.04%
MILWAU 1997 819.2 78 238768 1.90% 570.50 -0.61%
MILWAU 1998 840.6 3297 238846 210% 595,58 4.40%
MILWAU 1999 855.1 2973 242143 1.88% 609.58 2.35%
MILWAY 2000 875.0 240 245116 0.00% 0.00 0.00%
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# MSA Year
MINNEA 1988 1320.7 6746
MINNEA 1989 1355.5 5039 280899 467.19 464,92

31 MINNEA 1950 479.00 253% 486.50 4.64%
MINNEA 1991 289323 487.86 1.85% 487.67 0.24%
MINNEA 1992 1397.4 2159 290994 499.31 235% 511,58 490%
MINNEA 1993 1434.4 2633 293153 507.07 1.55% 53375 4.33%
MINNEA 1994 1483.1 278 295786 515,19 1.60% 540.17 1.20%
MINNEA 1995 1532.8 3809 298504 528.86 265% 568.75 5.29%
MINNEA 1996 1570.8 3008 302313 547.69 3.56% 592.08 4.10%
MINNEA 1997 1596.8 3024 305321 566.90 351% 614.25 3.74%
MINNEA 1998 1643.0 3923 308345 583.15 287% 655.08 6.65%
MINNEA 1999 1684.0 4851 312268 605.67 386% 679.58 374%
MINNEA 2000 17218 5335 317119 641.13 5.85% 0.00 0.00%
NASHVI 1988
NASHVI 1989 0 396.67

32 NASHVI 1990 0.00 0.00% 407.17 265%
NASHVI 1991 0.00 0.00% 41242 1.29%
NASHWV1 1992 0.00 0.00% 421,00 3.54%
NASHVI 1993 0.00 0.00% 443.33 383%
NASHVI 1994 0.00 0.00% 487.08 9.87%
NASHVI 1995 0.00 0.00% 509.83 467%
NASHV] 1996 501.56 0.00% 520.33 206%
NASHVI 1997 527.51 517% 515.08 -1.01%

NASHVI 1598 531,76 0.81% 53258 3.40%
NASHVI 1999 546.35 274% 53258 0.00%
NASHVI 2000 0.00 0.00% 0.00 0.00%
NYORK 198
NYORK 1989 508.08

33 NYORK 1990 5.69% 0.00 0.00%
NYORK 1991 2171472 3.46% 0.00 0.00%
NYORK 1992 37972 3136 2175106 §73.42 321% 0.00 0.00%
NYORK 1993 3765.9 4487 2178242 588.41 261% 0.00 0.00%
NYORK 1994 3798.7 3903 2182129 602.05 249% 0.00 0.00%
NYORK 1995 3833.6 4545 2186632 619.12 266% 0.00 0.00%
NYORK 199 3845.1 8487 215177 636,62 283% 0.00 0.00%
NYORK 1997 9147 8653 2199664 658.40 342% 0.00 0.00%
NYORK 1998 4013.7 10342 2208317 6680.89 342% 0.00 0.00%
NYORK 1999 4129.1 2218659 125% 0.00 0.00%
NYORK _ 2000 42128 432% 0.00 0.00%
OAKLAN 1988 8233 4903
OAKLAN _ 1989 854.2 4924 315008 611.95 709.33

34 OAKLAN 1990 866.8 aN% 710.50 0.16%
OAKLAN 1991 8848 158% 737.92 3.86%
OAKLAN 1992 8711 23M% 73267 0.71%
OAKLAN 1993 8731 269% 730.67 0.96%
OAKLAN 1994 8743 1.88% 759.50 268%
OAKLAN 1995 890.4 1.49% 790.42 4.07%
OAKLAN 199 907.8 265% 926.92 17.27%
OAKLAN 1997 936.3 607% 1020.83 10.13%
OAKLAN 1998 9%64.4 7.83% 1059.33 3%
OAKLAN 1999 5.7 702% 1107.17 4.52%
OAKLAN 2000 10244 7.02% 0.00 0.00%
OKLAHO 1988 405.2 125
OKLAHO __ 1989 419.7 566 129146 0

35 OKLAHO 1990 0.00% 0.00 0.00%
OKLAHO 1991 0.00% 0.00 0.00%
OKLAHO 1992 0.00% 0.00 0.00%
OKLAHO 1993 0.00% 0.00 0.00%
OKLAHO 1994 0.00% 0.00 0.00%
OKLAHO 1995 0.00% 0.00 0.00%
OKLAHO 1996 0.00% 0.00 0.00%
OKLAHO 1997 0.00% 0.00 0.00%
OKLAHO 1998 0.00% 0.00 0.00%
OKLAHO 1999 0.00% 0.00 0.00%
OKLAHO 2000 0.00% 0.00 0.00%
ORANGE 1988 1105.7 11941
ORANGE __ 1989 1157.4 8745 1532749 756.21 730,33

36 ORANGE 1990 11774 3 4.47% 748.42 2.48%
ORANGE 1991 11509 287% 65.33 226%
ORANGE 1992 1127.3 1552067 1.23% 746.67 .2.44%
ORANGE 1993 1116.1 1903 1554314 82432 0.19% 744.92 0.23%
ORANGE 1994 11193 4882 1556217 825.91 0.19% 733.25 157%
ORANGE 1995 11432 2245 1561099 82221 0.45% 752.50 263%
ORANGE 199 11739 3197 1563344 830.66 1.03% 790.42 5.04%
ORANGE 1997 1206.6 4055 1566541 84281 1.46% 849.33 7.45%
ORANGE 1998 1278.7 2419 1570596 866.04 276% 914.08 1.62%
ORANGE 1999 1330.4 1573015 897.20 3.60% 951.42 4.08%
ORANGE __ 2000 13750 1577575 933.64 4.06% 0.00 0.00%
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#_ MsA
ORLAND 1988 5325 8220
ORLAND __ 1989 568.4 7604 144357 0 435.75

37 ORLAND  19%0 605.5 151961 0.00 0.00% 451.50 361%
ORLAND 1991 599.3 4362 159432 0.00 0.00% 439.83 -258%
ORLAND 1992 610.0 2376 163794 0.00 0.00% 45150 265%
ORLAND 1993 635.1 4121 166170 0.00 0.00% 463.17 258%
ORLAND 1994 6702 4300 170291 .00 0.00% 4717 202%
ORLAND 1995 3.2 5032 174591 0.00 0.00% 47658 0.12%
ORLAND 199 7327 3689 179623 560.87 0.00% 501.08 5.14%
ORLAND 1897 7182 7695 183312 607.86 8.38% 528.50 5.47%
ORLAND 1998 8226 10734 191007 65235 7.32% 550.08 4.08%
ORLAND  19% 860.7 13225 201741 672.04 3.02% 561.75 212%
ORLAND __ 2000 9116 214966 0.00 0.00% 000 0.00%
OXNARD 1988 2111 1479
OXNARD 1989 2171 1731 72107 724.62

38 OXNARD 1990 2280 ¥ i 4.47% 0.00 0.00%
OXNARD 1991 2323 287% 0.00 0.00%
OXNARD 1992 2264 1.23% 0.00 0.00%
OXNARD 1993 226.7 0.1%% 0.00 0.00%
OXNARD 1994 2301 0.19% 0.00 000%
OXNARD 1995 236.8 0.45% 0.00 0.00%
OXNARD 1996 2376 1.03% 0.00 0.00%
OXNARD 1997 24p.1 1.46% 0.00 0.00%
OXNARD 1998 2483 276% 0.00 0.00%
OXNARD 1999 258.9 3.60% 0.00 0.00%
OXNARD __ 2000 270.6 4.06% 0.00 0.00%
PHILAD 1988 2194.2 4038
PHILAD 1989 22271 281 427579 493,16 653.33

39 PHILAD 1990 2241.4 430453 515.00 4.43% 670.83 268%
PHILAD 1991 2176.0 432412 535,48 3.98% 678.42 113%
PHILAD 1992 21250 433744 550,15 274% 651.58 -3.96%
PHILAD 1993 2136.8 434500 558.68 1.55% 684.25 5.01%
PHILAD 1994 21518 435886 565.85 1.28% 721.00 537%
PHILAD 1995 21822 436799 574.04 1.45% 736.17 210%
PHILAD 1996 21932 585,99 208% 73733 0.16%
PHILAD 1997 22470 600.32 245% mar 4.5%%
PHILAD 1998 23035 615.68 256% 814.92 56™%
PHILAD 1999 2349.3 631.72 261% 868.00 6.51%
PHILAD _ 2000 2976 651.51 313% 0.00 0.00%
PHOENI 1988 958.2 6526
PHOENI _ 1989 376.25

40 PHOENI 1990 0.00% 369.83 1.71%
PHOENI 1991 0.00% 395.50 6.94%
PHOENI 1992 0.00% 389.67 1.47%
PHOENI 1993 0.00% 410.67 5.39%
PHOENI 1994 0.00% 461.42 12.36%
PHOENI 1995 0.00% 502.83 8.98%
PHOENI 1996 0.00% 517.42 290%
PHOENI 1997 487% 535.50 3.49%
PHOENI 1998 338395 0.20% 568.17 6.10%
PHOENI 1999 349635 1.48% 568.75 0.10%
PHOEN! __ 2000 358900 0.00% 0.00 0.00%
PITTSB 1988 965.5 1705
PITTSE 1989 9907 872 247906 364.11 56292

41 PITTSB 1990 299% 567.00 0.73%
PITTSE 1991 2.90% 609.58 1.51%
PITTSB 1992 143% 621,25 191%
PITTSB 1993 265% 585.08 -5.82%
PITTSB 1994 273% 654.50 11.86%
PITTSB 1995 273% 635.25 294%
PITTSB 1996 191% 667.92 5.14%
PITTSB 1997 1.20% 683.67 2.36%
PITTSB 1998 363% 686.58 0.43%
PITTSB 1999 1.85% 693.58 1.02%
PITTSB __ 2000 0.00% 0.00 0.00%
PORTLA 1988 6438 3358
PORTLA _ 1989 513,33

42 PORTLA 1990 5.63% 519.75 1.25%
PORTLA 1991 611% 507.50 -236%
PORTLA 1992 493% 502.83 -0.92%
PORTLA 1993 361% 49117 232%
PORTLA 1994 4.66% 524.42 6.77%
PORTLA 1995 3.08% 543.08 1.56%
PORTLA 1996 268% 541.33 0.32%
PORTLA 1997 4,45% 554.17 237%
PORTLA 1998 575.17 371%
PORTLA 1999 570.50 -0.81%
PORTLA 2000 0.00 0.00%
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# MSA
RALEIG 1988 4257 1%
RALEIG 1989 447.8 1254 114870 0 0
43 RALEIG 1990 . ¥ 1649 1614 : 0.00 0.00% 0.00
RALEIG 1991 467.0 998 1 2 0.00 0.00% 0.00
RALEIG 1992 118771 0.00 0.00% 0.00
RALEIG 1993 $ 0.00 0.00% 494,67
RALEIG 1994 . 0.00 0.00% 53200
RALEIG 1995 3 E c.00 0.00% 85242
RALEIG 1996 540.24 0.00% 546,00
RALEIG 1997 A 5 566.72 490% 564.67
RALEIG 1998 588.26 3.80% 569.33
RALEIG  19% . 3 q  598.93 1.81% 581.00
RALEIG 2000 . : 0.00 0.00% 0.00
RIVERS 1988
RIVERS 1989 52267
44 RIVERS 19%0 4.47% 533.17
RIVERS 1991 287% 507.50
RIVERS 1992 1.23% 492.92
RIVERS 1993 0.19% 498.75
RIVERS 1994 0.19% 510.42
RIVERS 1995 -0.45% 483.58
RIVERS 1996 1.03% 496.42
RIVERS 1997 1.46% 518.58
RIVERS 1998 276% 550.08
RIVERS 1999 3.60% 571.50
RIVERS 2000 4.06% 0.00
SACRAM 1988
SACRAM 1989 506.92
45 SACRAM 1990 0.00% 523.83 33¢%
SACRAM 1991 0.00% 53317 1.78%
SACRAM 1992 0.00% 516.83 -3.06%
SACRAM 1993 0.00% 505.17 -226%
SACRAM 1994 0.00% 524.42 381%
SACRAM 1995 0.00% 528.50 0.78%
SACRAM 1996 0.00% 557.08 5.41%
SACRAM 1997 1276% 588.00 5.55%
SACRAM 1998 -4.61% 61775 5.06%
SACRAM 1999 5.24% 641.67 387%
SACRAM _ 2000 0.00% 0.00 0.00%
SALTLA 1988
SALTLA _ 1989 465.1 116 112810 0
4 SALTLA 1950 |
SALTLA 1991
SALTLA 1992
SALTLA 1993
SALTLA 1994
SALTLA 1995
SALTLA 1996
SALTLA 1997
SALTLA 1998
SALTLA 1999
SALTLA 2000
SDIEGO 1988
SDIEGO 1989
47 SDIEGO  19%0
SDIEGO 1991 . ) . -4.12%
SDIEGO 1992 949.5 418921 0.72% 683.08 -1.43%
SDIEGO 1993 946.0 1521 421180 621.12 -0.84% 679.58 -0.51%
SDIEGO 1994 950.9 1707 422701 619.50 -0.26% 690.67 1.63%
SDIEGO 1995 965.0 1868 424408 623,15 0.59% 703.50 1.86%
SDIEGO 1996 9952 1017 426276 631.65 1.36% 5717 7.63%
SDIEGO 1997 10345 2503 421293 647.04 244% 804.42 6.24%
SDIEGO 1998 1084.5 2879 430196 679.02 494% 869.17 8.05%
SDIEGO  19% 433075 723,56 6.56% 891.67 282%
| SDIEGO __ 2000 6.4%% 0.00 0.00%
SEATTL 1988 979.3 14728
SEATTL 1589
48 SEATTL 1990
SEATTL 1991
SEATTL 1992
SEATTL 1993
SEATTL 1994
SEATTL 1995
SEATTL 1996
SEATTL 1997
SEATTL 198
SEATTL 1999
SEATTL _ 2000
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SFRANC 1988
SFRANC __ 1989 749.58

49 SFRANC 1990 472% 769.42 265%
SFRANC 1991 3.58% 819.58 6.52%
SFRANC 1992 237% 829.50 1.21%
SFRANC 1993 2.69% 882.00 6.33%
SFRANC 1994 1.89% 898.33 1.85%
SFRANC 1995 1.49% 1023.17 13.90%
SFRANC 1996 2.65% 1131.08 10.55%
SFRANC 1997 6.08% 1295.00 14.49%
SFRANC 1998 1.83% 1363.25 527%
SFRANC 1999 1.01% 1442.00 5.78%
SFRANC 2000 7.02% 0.00 0.00%

SJOSE 1988 925 2194
SJOSE 1989 810.0 211 209088 74201 766,50

50  SJOSE 1990 D 777.00 472% 760.08 -0.84%
SJOSE 1991 804.7% 3.58% 754,83 -0.69%
SJOSE 1992 216740 82383 237% 755.42 0.08%
SJOSE 1993 795.0 1628 218041 845.95 269% 751.33 -0.54%
SJOSE 1994 219669 B861.90 1.89% 828.33 10.25%
SJOSE 1995 874,77 1.49% 945,00 14,08%
SJOSE 1996 897.92 265% 1067.50 12.96%
SJOSE 1997 952.47 6.08% 1178.33 10.38%
SJOSE 1998 1027.08 1.83% 1258.83 6.83%
SJOSE 1999 1099.12 7.01% 1315.42 4.49%
SJOSE 2000 1176.31 1.02% 0.00 0.00%
SLOUIS 1988 11435
SLOUIS 1989 1176.9 404.82 432.25

51 SLOUIS 1990 1193.5 415,00 251% 441,58 2.16%
SLOUIS 1991 1722 418.82 0.92% 44217 0.13%
SLOUIS 1992 1166.2 415,95 -0.69% 442.17 0.00%
SLOUIS 1993 1176.3 42263 1.61% 464.33 5.01%
SLOUIS 1994 12079 437.26 3.46% 499.33 1.54%

SLOUIS 1995 12395 447,75 2.40% 520.33 421%
SLOuls 1996 1255.8 457.61 2.20% 557.67 1%
SLouIs 1997 1285.3 468.74 243% 541.75 -1.78%
SLOUIS 1998 1305.6 479.24 224% 572.25 4.47%
SLoOuIs 1999 1311.2 485.28 1.26% 582.17 L73%
SLOUIS 2000 13304 498.32 2.69% 0.00 0.00%
STAMFO 1988

STAMFO 1989

52 STAMFO 1990 0.00% 0.00 0.00%
STAMFO 1991 0.00% 0.00 0.00%
STAMFO 1992 0.00% 0.00 0.00%
STAMFO 1993 0.00% 0.00 0.00%
STAMFO 1994 0.00% 0.00 0.00%
STAMFO 1995 0.00% 0.00 0.00%
STAMFO 1996 0.00% 0.00 0.00%
STAMFO 1997 0.00% 0.00 C.00%
STAMFO 1998 0.00% 0.00 0.00%
STAMFO  199% 0.00% 0.00 0.00%
STAMFO 2000 0.00% 0.00 0.00%
TAMPA 1988 8248
TAMPA 1989 B835.7 428.46 43225

53 TAMPA 1990 877.3 448,00 4.56% 431,67 0.13%
TAMPA 1991 8633 461.02 291% 425.25 -1.49%
TAMPA 1992 859.2 470.79 212% 427.00 0.41%
TAMPA 1993 885.1 483.81 27T% 441,00 3.28%

TAMPA 1994 938.9 500.90 353% 480.08 B.86%
TAMPA 1995 982.5 51351 252% 481.25 0.24%
TAMPA 1996 10129 525,31 230% 490.58 1.94%
TAMPA 1997 1046.8 539.96 2.1%% 505.17 297%
TAMPA 1998 11022 558.68 147% 537,25 6.35%
TAMPA 1999 1138.8 57251 2.48% 556.50 358%
TAMPA 2000 1192.5 591.23 32% 0.00 0.00%
TUCSON 1988 2480 1942

TUCSON 1989 250.0 482 101007 1]

54 TUCSON 1990 4 0.00 0.00% 0.00 0.00%
TUCSON 1991 101960 0.00 0.00% 0.00 0.00%
TUCSON 1992 261.6 74 101990 0.00 0.00% 0.00 0.00%
TUCSON 1993 269.8 840 102064 0.00 0.00% 0.00 0.00%
TUCSON 1994 2875 1954 102904 0.00 0.00% 0.00 0.00%
TUCSON 1995 300.4 2341 104858 0.00 0.00% 0.00 0.00%
TUCSON 1996 3044 624 107199 487.66 0.00% 0.00 0.00%
TUCSON 1997 310.3 1225 107823 511.07 4.80% 0.00 0.00%
TUCSON 1998 3224 1028 109048 490.38 -4.05% 0.00 0.00%
TUCSON 1999 3282 1500 110076 500.18 200% 0.00 0.00%
TUCSON___ 2000 349.4 111576 0.00% 0.00 0.00%
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# MSA Year

WASHIN 1988
WASHIN 1989
55 WASHIN 1990
WASHIN 1991
WASHIN 1992
WASHIN 1993
WASHIN 1994
WASHIN 1995

WASHIN 1996
WASHIN 1997
WASHIN 1998
WASHIN 1999

WASHIN 2000

WBEACH 1988
WBEACH _ 1989

56 WBEACH 1990

WBEACH 1991

WBEACH 1992
WBEACH 1993
WBEACH 1994
WBEACH 1995
WBEACH 1996
WBEACH 1997
WBEACH 1998
WBEACH 199
WBEACH __ 2000

Appendix 1
Market Data - Employment, Stock, Rent, Excess Demand

684.25
4.41% 695,33 1.62%
297% 703.50 117T%
141% 676.67 -381%
0.57% 706.42 4.40%
176% 73.42 0.99%
204% 730.33 237%
230% 760.67 4.15%
0.30% 774.08 1.76%
249% 813.17 5.05%
3% 859.25 5.67%
3.68% .00 0.00%

501,67
236% 51217 209%
3.50% 503,42 L%
288% 494,08 -1.85%
4.08% 518.00 4.84%
5.46% 541.92 4.62%
292% 543,08 0.22%
319% 565.83 4.19%
2.06% 57400 1.44%
175% 594.42 3.56%
L12% 611.92 294%
L% 0.00 0.00%

0

4.43% 0.00 0.00%
3.98% 0.00 0.00%
274% 0.00 0.00%
1.55% 0.00 0.00%
1.28% 0.00 0.00%
1.45% 0.00 0.00%
2.08% 0.00 0.00%
245% 0.00 0.00%
256% 0.00 0.00%
2.60% 0.00 0.00%
3.13% 0.00 0.00%

542.50
4.22% 551.83 172%
15629157 154% 555.33 0.63%
93539 15718481 474,45 251% 564.08 1.58%
98166 15812020 485.43 1% 58192 3524
137289 15910186 497.38 2.46% 611.33 4.70%
144818 16047475 509.66 24%% 647.50 5.92%
154948 16192293 523.22 266% 683.08 5.50%
154393 16347241 538.40 2.90% 71225 427
164503 16501634 555.84 324% 759.83 6.68%
16666137 3.14% 793.33 4.41%
3.61% 0.00 0.00%

406761 32515838 42891 542,50
447.00 4.22% 551,83 112%
462.83 3.54% 555.33 0.63%
474,45 251% 564.08 1.58%
485.43 231% 58392 3.52%
497.38 246% 611.33 4.70%
509,66 247% 647.50 5.92%
52322 2.66% 683,08 550%
538.40 290% N225 4.27%
555.84 3.24% 759.83 6.68%
573.28 314% 9333 441%
593,95 3.61% 0.00 0.00%

WILMIN 1988
WILMIN 1989
57 WILMIN 1990
WILMIN 1991
WILMIN 1992
WILMIN 1993
WILMIN 1994
WILMIN 1995
WILMIN 1996
WILMIN 1997
WILMIN 1998
WILMIN 1999
WILMIN 2000
NONS7 1989
NON357 1990
NONS57 1991
NONS? 1992 §0349.4
NON57 1993 523175
NONS7 1994 54830.9
NON57 1995 55337.1
NONS?7 1996 56772.1
NONS7 1997 58231.7
NONS7 1998 59216.7
NONS? 1999
NON5? 2000
NATUS 1989 108512.7
NATUS 1990 109104.3
NATUS 1991 108148.3
NATUS 1992 109108.7
NATUS 1993 111779.7
NATUS 1994 115598.0
NATUS 1995 117951.0
NATUS 1996 120679.7
NATUS 1997 1239557
NATUS 1998 126967.3
NATUS 1999 1209782.0
NATUS 2000 131830.7
S EMP
YEAR __Calculated
STMSA 1989 50289.8
S5TMSA 1950 60267.5
5TMSA 1991 59409.3
5TMSA 1992 58759.3
5TMSA 1993 50462.2
5TMSA 1994 60767.1
5TMSA 1995 62613.9
STMSA 1996 63907.6
5TMSA 1997 65724
57TMSA 1998 677506
5TMSA 1999 69562.6
STMSA 2000 71401.3

% D EMP
Calculated

L

S PERMITS
Calculated

260421
194449
105933
90715

114348
165887
190463
201196
224347
260155
261845
257408

§$STOCK
Calculated

17155414
17415835
17610284
17716217
17806932
17921280
18087167
18277630
18478826
18703173
18963328
19225173
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Appendix 2

Apartment Growth, Rental Revenue Growth, NOI Growth, FFO Growth

%A %A %4
%A RentRev | Reaml NOI Net Inc.
¥ REIT Ticker Year | WApw per Usit
1 Astociated Estates Realty Corporation AEC  19% 1675% T58% 61%% o2kl 22%[§ § I
1997 18.36% 2% 308% 129 935 108§ 0045 2| e
1998 061% B1C% agenl 20| 208%|8 083§ 003 ndie|  Bse%
1999 007% 7.99%, 6206 02|  3ITALS 142§ 0038 A% T
2000 5.85% B BI2h| 1049%] .80.30% 022 0035 792%|  1020%
2 Apstment Investment & Mgmt. Co, AV 199 41.98%) 9374 564 596%| 444|035 § 0028 ZBAI%|  S00%
1997 7%, 3350 2.11% 41|  SIITR|T 033§ 0049 Thee|  420%
1998 259.49%) 5504 aasph)  p2sw|  IA|S 033§ 0025 A9a0%|  45S%
1999 1947% 18.50% 164% BAZA| SIS 035 5 0028 1129|475
2000 10.52% B11% 8202% 228%|  1084% 039 00% __ 320%)|  654%
3 Amli Residential Properties Trust AML 10% 3L0% 2057 21326 1087%|  -1518%) 3 089 § 0037 290%|  674%
1997 35.69%) -1680% 2% 290%| 1269|1104 § 00M B 651%
1998 16.06% 9.50% 1139% BI6%|  S0B%{§ 110§ 003 131% 130
1999 14.80% 114% 514% As]  SLTAK| S 166§ 0028 -164%%)  B3%
2000 1301|1379 -1381% S3%| _ 2986%§ 216 § 0028 104%] _ 126%
4 Aschatone Communities Trust ASN 1996 48.4% 17.36% 756 -204%h| | AAA|§ 220§ 0049 1285%|  671%
1987 13.21%| -B10% 4% 10645 50726(8 108 5 0054 1076  585%
1998 2,99 17.58% 19.19% N3k 120748 239 5 0085 203% 57%
1999 3% 205% 59 03| 24438 298§ 0074 139M%[  7.42%)
2000 99T% 1991% 223% WATH|  2namaly 379 3 oosT  1isme 7.6%%
5 AvalonBay Communities Inc. AVE | 19% 368% 1539% 1674% 0] 2811%] 082 § 0043 3K 53M%
1997 2.05% 028% L4T 220|304l 107§ om7 o4eh|  a8E
1998 17.02%) 15041%/  130626]  10331%] 17L1%[ 8 289§ Q097 10B14%|  5e%
1999 241% 1.76% 9.02% B/I%| 2a%[F 413 5 0105 T4FA 4R
2000 37% 928% 12.94% 29%|  1786%|§ 487 § 0129 235l saes)
6 BRE Propertics, Inc. BRE 199 B08% 3| 12| 4470|1052 8 590 § 004 956 552
1997 30.98% 548% 33% 21¥%| 35290 382 5 00 2209%| 45T
1998 1419% 2985% 31.38% 2598%( -3030%(§ 266 §  00B4 658K 657
1999 7.20%, 66054 “941% 67|  1262%(§ 300 § 0078 -694% 170%
2000 1410% -526% -297% 219%|  -5056%|§ 148 § 0086 100% 51%%
7 Camden Property Trust CPT 199 855% 5.52% 495% 166%( 404§ 018 § 0015 D
1987 31%% 987 9%.11% B24B%| 2506|5076 5 003 10053% §8%%
19% 1132% 4501% 61.40% 63606|  MOWALS 102§ OOA1  I5Mw| 1M
1999 0a1% 13.98% 15.14%, 104%]  TAPA(S 109 5 0046 106%| 84T
2000 -62%% 1484% 1662% 94%|  288¥A|f 141§ 0053 1451%]  B5%
8 Equity Residential Properties Trust EQR 1996 5332% 2043% Az 358K 212%]§ 080 § 0032 0TPh|  651%)
1997 S4TT% 063% 590% 015%|  122M%[§ 00§ 0Ms  4214% 485%
1998 14665, 59.43% 57.6%% maws|  zsenls 115 8 oot el eo
1999 266%, 28.90% 3.68% 293%|  4R60%IS 10§ 0055 94SH| 83
2000 -258% 17.52% 15.45% 17400 4318% 244§ 0067 10Ml _ 15¥%
9 Essex Property Trust, Ine ESS 1996 S082% T3] 1340B%[ 1691  7029%[§ 132 § 0084 269B6%| 7%
1997 77.50% -5.96% -5.76% 1459%|  BSSSA S 244§ QDBD  -d4d%% 567
1998 1584% 28964 20.9%% 1608%| -224761§ 189 § 0076 55|  114%
1999 21.48% -5.37%) -344% ST 21%( % 258 5 0076 002  7.48%
2000 19.38%) -055%, 10| 1472% 220 0095 2620  604%
10 Gables Residential Teust GBF  19% 2621% 41T% 1846%|  081%(§ 120 § 0061 1158%| 64
1997 1477% 1030% 2a6%|  256%[§ 171§ 0064 509  691%
1998 3% 9.84% 6P| 194015 138§ 0064 DI% 7.6%%
1999 15.00% 28%% 6% I\ 8 167 § 003 a6TE% B9
2000 A% 30%% SB|  3ses|§ 225 § 0059 Mame|  B3om
11 Home Properties of New York, Inc HME 199 2629, 14Ph 38T| 114%A$ 059 § 004 2550%|  694%
1997 9422% 2114% oM%| -2066%|8 041§ 0ok 120  s2%
1998 76.66% 2067% 3081%| 655¥|§ 078§ 004 120%) 66T
1999 A4 1242% 1524| 05§ 07§ 0050 13%)  1N%,
2000 15.46% 19.71%, 05T 3661%(§ 106 § 0053 72654 B78%
12" Mid-Amecica Apactment Communities, Inc. MAA 1% 582% 11.25% 1685%|  3136%[§ 074 § 0039 10|  901%
1997 6.12% -2206%, 220  2021%] -5020|§ 037§ 00M  1289%|  622%
1998 9.36% 49904 250% 03| NIIM(S 080§ 0043 27| 918%
1999 332% 309 220 906%| 214l 097 3 OO -59%A|  10.07%
2000 174 101% 1.59% 208%| 970§ 088 § 0042 35oh|  988%
13 Post Properties, Inc PPS 1996 €08% 27.30% 26506 1986%|  BAA[$ L85 § 0067  -1956%|  6.7%
1997 12.46% 1% 4.68% an%w| 1229 208§ 00%  M00m|  49m%
199 9.90% 35.09% 35.49% arsa]  ases|§ 207§ 00w 00| a7
19% 21.3% AT%h AT 5M| 160§ 297§ 0082 I Ta1%
200 1.80% 12.79% 12.09% oMl 552l§ 281§ oogs szl 161%
14 Roberts Realty Investors, Inc. RFl 199 | #DIV/o | #DIV/& | #DIV/O | #DIV/0 | #DIV/0i |§ (@09 § -  ADIV/0 | #DIV/0
1997 17.16% 39.07% 53.15% was| 169M%(F (@5) § 0079 #DIV/M 894%
1998 37.68% -28.00% 626 -35%%| -11971%|§ 030 § 0058 2661%| B2
1999 0% 63% 8.30% 08|  -AT%|§ 029§ 0059 287%|  BST
2000 9.86% -525% -37% S46%| _20003%1§ 105§  00% 4524-/.“ 8.90%
15 Summit Peoperties Inc. SMT 199 198™% 526% 5.50% o00%|  19.6%]§ 119 § 005 618%]  657%
1997 1L55% 1117% 1371% M2wa|  w4mls 1§ opes se¥e| 0%
1998 11.64% 1247% 13.95%, 24| B62MA|S LB § aom a95Al  134%
1999 1227, 518% 9.02% 148  23w|8 228§ 0067 798M|  BE%
2000 045% 6.38% 824% 326%)  901% a7 00B4 2672  T4%
16 Chadles E. Smith Residentisl Realty SRW  19% 2331%) 133 8ET% 95%(  1629%[§ 066 § 0072 3s8%]  LI9%
1997 18.85%) 262%) 5.50% 1638%| 10384%§ 135 § 0088 2198%|  674%
1998 27.50% -191% 022% SORR|  2L30%{F 164 5 00T 1159 764
1999 122%% 734% 9.3% 531%| 10642f§ 338§ oo 1a96%| 734
2000 7.55%] 189%% 2060% 2406%) _1217%(§ 379 § 0105 1907%| _ T42%
17" Comentone Realty Income Teust TCR 199 08P 750.56% TS000%]  -B0DX%| 11592 §  ©36) § -  #DIV/0 | #DIV/a
1997 39.65% 4N% 2600|283 -4j0aew{§ 120 § 0836 #DIV/G 136%
1998 21.82% 390%, 546% | -091%(§ 119 5 0031 1303 89w
1999 131% 27140% 25.7%| 26006  60%(§ 143§ 0043 oms]  B21%
2000 -1378% HITh 41.45% J426]  12451%)§ 322 § 0049 1456w} 104%
18 Town snd Countey Trust, The TCT 1996 0.00%) 185% 0.71% 306 2E% § o1 § 004 S97%|  9.69%)
1997 0.0;1 14%% 527% 40| 2038 030 5 oo 1198%| oM
1998 836% 031% 464% S| 4OT%|S 042§ 0046 os%| 8604
1999 5% 6.30% 136% 186%| 12201%|§ 098 § 0049 som|  8IZ4
2000 AOT% 1288% 1463% 10.48%) __ 490%% 146 0054 108%)  901%
19 United Dominion Realty Trust, Inc. UDR 199 120 2374 029 55¥A| AITA| § 063 § 0040 MIFA| 56T
1997 581% 50.9% 53.48% se4es| 4% L0 0042 4OTh|  B36%|
1998 1034% 12.20% 1348% 67|  -659%|§ 103 § 0053 2585%| 154
1959 13.10% 1428% 17.66% 1213 4l E 117§ 006 -130em|  10a9%
2000 -34%% 32% 487% 469 1527|8099 § oo 196%)  1048%
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Appendix 3
Market Cap Growth

%A Masket %A
Market Macket Cap Mkt Cap

# REIT Ticker Year Cap Cap. per Usit _ per Unit | Cap Rate
1 Associated Estates Realty Corporation AEC 1996 {§ 6380 2262%(§ 004 5894 7.98%
997 1§y 99 220408 0045 A28% 7.49%|
1998 [ § B33 68541 § 0039 -11.41% 8.86%
1999 {§ 8049 -341%(§ 008 -34%% 9.75%
2000 1§ 7845 -25%)§ 0035 -1.9% 1020%}
2 Apartment Investment 8 Mpmt. Co. AV 19% | § 10413 5002 |§  0.028 2841% 570%
1997 [ § 26271 15229%) § 0049 T5.46% 420%|
1998 | § 48074 B29%[ § 0025 -49.10% 4.55%
1999 [§ 63917 3296%|$ 0028 1129% 4.75%,
2000 [§ 93403  4sivmly 003 20| el
3 Amii Residential Propesties Trust AML 199 | § 6411 2725y 0037 -2.90% 6.7¢%
1997 | § 7991 2465%| 3 0.034 -814% 651%
1998 [ § 9153 45¢€460 § 0034 -131%. 1384
1999 | § 8782 -405%) §  0.028 <1642% 8.34%
2000 {§ 9900 127%4§ 0028 -I.M%l 7.26%|
4 Archstone Communities Trust ASN 199 |§ 28912 203% 3 0049 -1285%% 6.71%
1997 | § 36252 253%) § 0054 10.76% 585%)
1998 [§ 53655 480051 § 0065 20.34% 5.7%%,
1999 [ § 56666 561%{§ 0074 13.97% 142%
2000 1§ 60183 621%!§ 0087 1797% 7.6%
5 AwvalonBay Communities Inc. AVB 1996 {§ 11,0267 B466%] § 004 3B.14%! 53T%!|
1997 |'§ L7085 66.41%( §  0.047 9.44%| 488%
1998 | § 41612 14356%| § 0097 108.14% 5.62%|
199 | § 43623 48¥A1§ 0105 14¥h 1.48%
2000 589.6 2813% § 0129 23.53% §:B4%|
6 BRE Propertics, Inc. BRE 1996 |§ 11258 15236%| 3 0.074 239.56% 5.52%
1997 | ¥ 18003 9% 00% 220%% 46T%
1998 | § 19206 668%( § 0084 -6.58% 6.5T%
1999 {§ 19160 024%| § 0078 -6.94% 7.70%
2000 {§ 24058 2556%1 § 0085 10.05% 5.1%%
7 Camden Property Trust CPT 1996 (§ 7448 1894%{ § 0015 9.58% 6.98%
1997 {§ 155018 10812%| § 0031 100.53% 683%
1998 [ § 23355 5067%] 5 0041 B.M% B.14%
1999 {§ 25856 10.M1% 5 0046 10.6%% B.4™%

2000 | § 27853 1A 3 0053 14.91%| 8.5%

8 Equity Residential Properties Trust EQR 199 |§ 408L6 54.54% 0032 0.7% 6.51%
1997 1§ BIT94 12000% 0.046 4214% 485k
1998 | § 11,3889 26.83%| 0.051 1063 6.92%
1999 {1 § 12796 12.36% 0.055 9.45% 83%%

2000 {§ 150935 1795%) § _ 0.067 21.07% 1.9%

-

0.084 269.86% 5N%

9 Ersex Peoperty Truss, Inc ESS 199 |§ 3657 BLSC| §
1997 |3 9612 6991%| § 0080 4% 56%%
199% | ¢ 1,0520 945%| § 0076 -5.52% 7.04%
1999 | § 1,277 2145%] § 0076 0.02% 748%

2000 | § 19249 50.65% 0.095 26.20% 5.04%
64%4

10 Gables Residential Trust GBP 199 § 10528 4841%1 0061 17.58%
1997 1§ 1,299 20624 § 0064 5.09% 691%
1998 }§ 17419 TR S 0064 -0.15% 7.6%
1999 1§ 1,6669 A43%]§ 0053 -16.78% BI%%
2000 | § 13,7697 6.17% 0.059 11.32% 8.3%
11 Home Progerties of New Yotk, lnc. HME 1996 {§ 3080 SB60%1E 0044 25.5% 6544
1997 [§ 6701 NS5 0049 1202% S21%
1998 | § 1,1696 TASCR) S 0.049 -120% 6.6
1999 |} 16762 4331%) % 0050 133% TM%
2000 075.9 23.85% 0.053 7.26%, B.78%
12 Mid-America Apattment Communities, Inc MAA 1996 | § 7497 17.1%{ § 0039 10.85% 9.01%
1997 | § 1,3383 T851%| 5 0044 128% £.22%
1998 | § 1,4235 637%(§ 0043 -21¥h 9.18%
1999 {§ 1,3833 -282%[§ 0040 -5.95% 10.07%
2000 | § 31,4080 179%] § 0042 3.5% 2.88%
13 Post Properties, Inc. PPS 199 | § 15755 31L15%( § 0067 -19.56% | 6.3—7'7-1
1997 [§ 23042 07041 00% 34.00% 4.98%
1998 | § 26088 9.88%) § 0090 -0.02% 6.75%
1999 | § 28894 1076%(§ 0082 -8.72% 11%
2000 Q8. 6.0%; § 0086 48%%, 1.61%
14 Roberts Realty Investors, Inc. RPL 19% | § - #DIV/O | § - #DIV/0l | #DIV/D
1997 |§ 1341 #DIV/OI [§ 0079 #DIV/O 884%
1998 | § 1355 104§ 0058 -26.61% B24%
1999 | § 1464 804§ 0059 28T% 88T
2000 |§ 1508 301%|§ 0056 -8.24%| 8.90%
15 Summit Properties Inc. SMT 199 [§ 8948 2128%|( §  0.063 6.18%, 6.52%
1997 1§ 1,0543 178%6[ § 0066 56%% 702%
1998 1§ 1,2823 26P61 0072 8.55% 13¢%
1999 | § 14,3366 42¥6(§ 0067 -1.98% B.69%
2000 | § 17014 21.2%%! 0,084 2672 7.43%
16 Charles E. Smith Residential Realty SRW 1996 [§ 1,100 1889%| §  CO72 -3.58%. 1%
1997 | § 17252 4497%|§ 0088 21.98% 6.74%|
1998 [ § 1,9447 1217%|§  oom -11.5%% 64%
1999 [ § 24872 21904(§ 0088 13.96% 1.3%
2000 | § 31850 28.06%) ¢ _ 0105 19.07%| 1.42%
17 Cotnerstone Reslty Income Terust TCR 1996 ( § . HDIV/O 1§ - #DIV/O | #DIV/0l
1997 | § 5600 #DIV/OI |§ 003 #DIV/OI 7.38%
1998 1§ 615 595§ 0031 ~13,03%| 8.54%
1999 | ¢ 9036 4105%|§ 0043 31.03%| 821%
2000 | § 8927 S121%( 8 0049 14.58%| 10.1%%,
18 Town and Country Trust, The TCT 1996 (§ 5558 59m; 8 0041 5.9T% 9.65%
1997 |§ 6224 11.98%| § 0046 11.98% 9.07%
1998 | § 6782 BITH|§ 0046 0.56% 8.60%
1999 {§ 7724 1389%(§ 0049 5.92% 872%
2000 1§ 8216 63761 § 0054 10.88% 9.01%
19 United Dominion Realty Trust, Inc. UDR  19% |§ 24226 6359%|§ 0040 34.98% 5.67%
1997 (§ 26678 1012% § 0042 4.07% 8.36%
1998 |§ 37048 3EBE%| §  0DS3 2585% 1.54%
1999 1§ 36439 -164%| § 0046 -13.04%, 10.19%|
2000 {§ 35884 -1.52%(§ _ 0.047 1.96% 10.48%
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Appendix 4

Weighted Averages
GOVT NREI

# REIT Ticker Year | WARG WARG WAEG WASG WAED
1 Associsted Estates Realty Corporation AEC 1996 28¢% 494% 189% 0.9% 092%
1997 251% 39% 183% 0.5% 084%

1998 150% 306% 22% 1.10% 120%

1999 181% A44% 201% 126% 0.7%

2000 A% 342% 1.58% 15% 0.05%

2 Apastment Investment & Mpmt, Co. AV 1996 281% A1 15% 187 1.1%
1997 A57% A1% 351% 1504 1.61%

1998 256% 470% 307 1.72% 13%

1999 282% 32456 2644 19% 065%

2000 A58% 3.58% 218% 1B1% 0.37%

3 Amii Residential Properties Trust AML 1996 347% 248% 35% 243% 1.0%%
1997 3144 328% 34% 216% 1.3%%

1998 425%% 43% 392% 238% 154%

1999 297% 214% 357% 27%h 0.84%

2000 368% 3.68% 33T% 2.64% 0.72%

4 Archstone Communities Trust ASN 199 29T% 385 AT8% 205% 113%
1997 388% 4.12% 3% 207 1.72%

1998 329 170% 8™ 22T% 1.60%

1999 342% 293% 34% 2.36% 11%

2000 A10% 410% 3.16% 224% 0.9%%

5 AvalonBay Communities Inc. AVB  19% 2.5%% 1.74% 2.1%% 1.35% 0.78%
1997 320% 5.1% 285 146% 1.40%

1998 422% 5944 0% 146% 1.58%

1999 431% 4.54% 23% 1.65% 0.68%

2000 AT A% 204% 161% 0.44%

6 BRE Properties, Inc. BRE 1996 264% 5.50% 388% 1.55% 23%
1997 480% 5.58% 9% 165% 226%

1998 198% 404% 413% 1.80% 23%

1999 384% 297% 380% 1854 1.95%

2000 4.48% 4.48% 35%% 15T% 1.96%

7 Camden Propecty Trust CPT  19% 2.3%% 3.65% 442% 28%% 157%
1997 345% 38T 505% 291% 215%

1998 297% A1% 431% 29% 136%

1999 328% 197% 4.38% 3.3%% 102%

2000 362% 6% 3.68% 2.58% L10%

& Equity Residential Propertics Trust EQR 199 0% 4.01% 3.60% 20T% 1.53%
1997 365% 398% 34%%h 1.98% 1.52%

1998 118% 43¢ 3.48% 20% 145%

199 A2% 32% 3.06% 220% 086%

2000 8% 38%% 281% 214% 0.67%

9 Essex Property Trust, Inc. ESS 199 249% 92%% 325% 0.9%% 230%
1997 376% 164% 383% 126% 256%

1998 500% 578% 398% 1.38% 260%

199 A5T% A81% 25%% 142% 1.11%

2000 464% 4.64% 21% 11% 1.00%

10 Gables Residential Trust GBP 199 161% A% 3IT% 211% 126%
1997 158% 42% iNn% 208% 16%%

1998 A% 3.06% 456% 236% 220%

1999 116% Li4% 362% 29%4 0.6%%4

2000 298% 2.98% A65% 2.5%h 1.06%

11 Home Properties of New York, Inc. HME 199 210% 52%h 25% 0.98% 1.55%
1997 26T% 2% 23% 084% 1.55%

1998 1.08% 5.56% 185% 0.9%% 0.95%

1999 105% 4.08% 11% 1.16% 0.6%%

2000 364% 364% 14%% 12%% 0271%

12 Mid-Ametica Apartment Communities, Inc. MAA 199 332% 4944 21T% 1.3%% 1.3%
1997 352% 410% 2.86% 1.7%% 1.06%

1998 A51% 4.16% 284% 1.46% 1.3%

1999 30%% 33% 246% 1.4T% 0.5%%

2000 3.56% 3.56% 1.87% 11%% 0.15%

13 Post Properties, Inc. PPS 1996 A.66% 263% A90% 280% 1.10%
1997 3% 2% 396% 240% 1.56%

1998 400% 287% 4.36% 26T 1.68%

1999 A% 225% 421% 300% 121%

2000 34%% 34%h 4.3%% 256% 1.36%

14 Roberts Realty Investors, Inc. RPI 1996 536% 1.6% 430% 291% 1.3%%
1997 348% 171% 342% 251% 0.90%

1998 AN% 147% 39N% 26%%h 121%

1999 326% 191% 45% 269 1.50%

2000 32%% 32%% 41%% 29%% 1.86%

15 Summit Properties Ine. SMT  19% 363% 4.0% 2N1% 218% 0.5%
1997 193% 294¢% 326% 23T% 08%%

1998 3% 296% 336% 250% 0.86%

1999 2n% 3.0% 1.5% 288% on%

2000 332% 33%% 3% 32%% 8.06%

16 Charles E. Smith Residentist Realty SRW 1996 230% ERE ) 0.18% 1.58% -340%
1997 0.54% 1.86% 23% 416% L%

1998 21% 584% 22%% 325 -102%

1999 3.06% 51€% 270% 156% -08™%

2000 342% 34Z% 2.15% 3.28% -0.53%

17 Cornerstone Realty Income Trust TCR  19% 340% 5.00% 297% 1.76% 1.18%
1997 450% 31 35% 201% 1.53%

1998 385% A% 34T% 21%% 129%

1999 337% A% 34¥% 23%% 1.08%

2000 5% 3.69% 245% 2.36% 0.0%%

18 Town and Country Trust, The TCT  19% 218% 522% 0.4%%4 126% -0.7T%
1997 0.9%% 24%%A 266% 144% 122%

1998 28T% 381% 228% 1561% 0U5™%

1999 309% 381% 23% 200% 0.3%

2000 3.58% 3.58% 24%% 218% 031%

19 United Dominion Realty Trust, Ine. UDR 199 296% 4.50% 295% 1.75% 120%
1997 375% 401% 342% 181% 1.61%

1998 3244 43% 348% 201% 14T%

1999 A0+ 2.88% 3.01% 22% 0.7%

2000 3.62% 3.6% 251% 221% 0.30%
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1996 - 2000 Average - Weighted Averages

Appendix 5

Average 1996 - 2000

GOVT NREI

# REIT Ticker] WARG WARG WAEG WASG WAED

1  Associated Estates Realty Corporation AEC 2.82% 3.96% 1.92% 1.17% 0.75%
2 Apartment Investment & Mpgmt. Co. AIV 3.15% 3.89% 3.00% 1.86% 1.14%
3 Amli Residential Properties Trust AML 3.62% 3.30% 3.57% 2.47% 1.10%
4  Archstone Communities Trust ASN 3.53% 3.74% 3.62% 2.20% 1.42%
5 AvalonBay Communities Inc. AVB - 3.82% 5.76% 2.48% 1.51% 0.97%
6 BRE Properties, Inc. BRE 3.55% 4.51% 3.85% 1.68% 217%
7 Camden Property Trust CPT 3.13% 3.37% 4.37% 2.92% 1.44%
8 Equity Residential Properties Trust EQR 3.37% 3.88% 3.29% 2.08% 1.20%
9 Essex Property Trust, Inc. ESS 4.11% 6.22% 3.16% 1.24% 1.92%
10 Gables Residential Trust GBP 3.41% 3.04% 3.78% 241% 1.37%
11 Home Properties of New York, Inc. HME 3.03% 4.37% 12.01% 1.02% 0.99%
12 Mid-America Apartment Communities, Inc. MAA 3.40% 4.03% 2.56% 1.57% 1.00%
13 Post Properties, Inc. PPS 3.87% 2.87% 4.15% 2.77% 1.38%
14 Roberts Realty Investors, Inc. RPI 3.81% 2.03% 4.20% 2.75% 1.45%
15 Summit Properties Inc. SMT 3.38% 3.28% 3.26% 2.65% 0.61%
16 Charles E. Smith Residential Realty SRW 2.42% 4.08% 2.05% 3.57% -1.52%
17 Commerstone Realty Income Trust TCR 3.76% 3.92% 317% 2.14% 1.03%
18 Town and Country Trust, The TCT 2.54% 3.77% 2.06% 1.70% 0.36%
19 United Dominion Realty Trust, Inc. UDR 3.32% 3.87% 3.07% 2.00% 1.07%
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Appendix 6
Geographic Concentrations - 2000

7 Allentown-Bethithem-Easton PA
8 Altocar PA

s ReaReearias
‘Attuatic Clty-Caps May N
Auguste-Alken GA-SC
AustinSan Mareos TX

32 Boston-Woreester-Lawrence-Lowell-Brocton
33 Boulder-Longmont CO
34

37 Beyn-College Stution TX
3 Bullao-Nirgara Fuls NY

HREES D
41 Churleston WV
41  Chaderton-North Chasleston SC
43 Chadotte-Gastonis-Rock Hill NC-SC

Chicago
47 Ciadsasi OH-KY-IN
48 Qakwille-Hoplinsville TN-KY
243, Clevelsad: Locun Eiyny OH

sl DOSSEEAOENS
36 Dvenport-Rock Iiand-Moline IA-IL
57 Daptons Besch FL
38 Dayton-Spnngfield OH
5

16 Fort Myen-Cape Corul FL
17 Fout Pieccs-Port § Lucie FL
78 Fort Smith AR-OK

19 Fort Walton Beach FL.

Ataxel

91 Greeauboro-Wiaston-Salem-High Foint NC

92 Greenville NC

93 Gaeaville-Spartunburg-Anderson 5C
uD

01 Hunlington-Ashlund SWV-KY-OH
107 Hualrville AL
Inditntpoiis N

) H‘l‘ -
117 Kalumasoo-Buttle Creck

Lakeland-Winter Haven FL
Luncastes FA
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Appendix 6
Geographic Concentrations - 2000

127 Lemingion KY
128 Lima OH

131 Los Angeins-Long Beack CA
137 Louievile KY-IN

137 Mansfield OH
138 Medford-Ashiand OR

142 Miumi FL
143 Middlesex-Somenset-Huaterdon N)
144 Mihy: W

151 Myrtle Beach SC

152 Nagles FL
153 Nushville TN

167 Oukdund CA
16) Octla FL.

171 Parkersburg-Manett
172 Peonicals ML
173 PeonaPekia Il
174, Philudsiphia PAD]
RN, M
N

187 Richlind-Kennewick-Pasco WA
ersborg VA

193 Suersento CA
194_ Slen ON

156 Salt Lake City-Oy
197 Sua Aatosio TX
198 Sun Diego CA

199 Sia Francisco CA

201 $an Juss-Buyumon PR
202 Suats Cruz-Watsonville CA
203 Sants Fe NM

204 S{EIIMI!CA

208 Swvianah GA
207 Scranton-Wilkes-Busre-Hualeton PA
08 Seuttls-Bellevue- Bverett WA

211 Shreveport-Botsier City LA
212 South Bend IN

217 Ticoma WA
218 Tashassee FL

22 Topeki KS
223 Treaton N)
224, Tucion AZ

126 Tusesloors AL

7 Ty TX
228 Valigjo-Falicld-Neps CA .00%
229, Ventura CA 00%

231 Wishington DC-MD-VA-WY
337 West Palm Beach-Boes Ruton FL
23 Wickits Rl TX

4 . Wichita

WAlmington-Newxrk DE-MD
27 Yoima WA
8 YeloCa

29, Yok ?

240 Yuba ClivCA
Grand Tetsl
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Appendix 6
Geographic Concentrations - 2000
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Appendix 6
Geographic Concentrations - 2000

The Correlation Between Market Fundamentals and Apartment REIT Performance

84



Appendix 7
Geographic Concentrations - 1999

Allentown-Bethlehem-Enston PA
Alioont PA
e A sglle TX

‘Atlenlic City-Cups May Nj
Augusts-Afken QA-SC
Austin-Stn Mareos TX

Boise City ID
37 Bodon-Worcerter-Lawrence-Lowell-Bracton
Bouldee-Longmont CO

Brownsvlle-Hadingen-Sta Beaito TX
Beyaa-College Station TX
Bulfalo-Nisgens Fath NY

Chstleston WV
42 Charleston-Notth Chasleston SC
Chardotte-Gustonis-Rock Hil NC-SC
Chadot!

Caleago IL
41 Cincinasti OR-KY-IN
Clukaville-Hophinsvilie TN-KY

R
hut-Goshen IN

€7 EnevA

68 Evinwville-Henderson INKY

52, Bugetieville NC

71 Paguall AZ-UT
72 Ria Mt

7 Fiocence SC

74 Fort Collinn-Loveland CO

76 Fort Myen-Cape Coral FL
77 For Pierce-Port St Lucie FL
8 Fort Smith AR-OK

3. Fod Willon Beach FL

81 Fot WoethAdingion TX
1 FremocA
8 Ouuden AL

& GayIN
87 Goldiboeo NC

-Lenois NC

101 Huntiagon-Aubitad SOV-KY-OH
102 Hunteville AL
103 Indisaspolin IN
104 Tackwan

RSy B
108 Juckion TN

107 Jacksoavitle FL
108 Jackwavilie NC

Jobn
117 Kaluntaoo-Battle Creek MU
113 Kankakee IL

118 Lefayetie IN
19 Lafayeite LA

121 Lukelsod Whotes Heven FL
122 Lancasier PA

The Correlation Between Market Fundamentals and Apartment REIT Performance

85



Appendix 7
Geographic Concentrations - 1999

4 _MSA NAME
123 Lansing-Eart Linnag 30
NY.

126 Lewnton- Avbum ME

127 Lemngton KY
126 Lima OH

geler-Long
132 Lowwwwile KY-IN

136 Madison W1

137 Msndlield OH

138 Medford-Ashltnd OR

139 Melboume.Titurvilie Faim By F1
3%

141 Mereed CA
142 Miumi FL
143 Middiesex-Somesset-Hunterdon N}

keshs W

AL
147 Monmouth-Ocean N
148 Monroe LA

151 Myrile Besc

152 Naples FL

153 Nashwille TN
Suffalk

RE 35 ppot
156 New London-Norwich CT

157 New Oreans LA

158 New Yok NY

161 Nofolk-Vugen Beh-Newport News VA-NC
162 Oukland CA

166 Omsht NE-IA
167 Onunge County CA

171 Parkersburg Manetts WV-OH
172 Pensacols FL

173 Peons-Pekin IL
4,

177 Pitufield MA
178 Ponce PR

181 Providence-Warwick-Pawtucket Rl k
182 Prove-Orem YT . . ; 0.00%

187 Rucklsnd-Kennewick-Pasca WA
188 Richmond-Petetsbucg VA
89 Reverside Sun Bem

191 Rochester NY
192 Rocity Mount NC
193 Secrsmsoto CA

y-
197 Sen Antonio TX
198 San Diego CA

199 San Foan

201 San Jusn-Baysmon PR
202 Ssate Cruz-Wapsoaville CA
203 Sants Fe N
204, Stnty Rows €A
&

706 Savisnth GA

207 Scraaton-\Whlies-Barre-Haaleton PA

208 Seattie-Believue-Everett WA
R

211 Sheevepon-Bossier City LA
212 South Bend IN

206 Synaare NY
217 Tacoma WA
218 Tllsanee BL

722 Topeks KS
223 Trenton N}
124, Tucwe AZ

226 Tuscalooss AL
227 Tyl TX

228 Valiejo-Fuhield-Neps CA
225 Ventusa CA

o 2
231 Warkington DC-MD-VA-WV
237 Went Prim Beach-Bocs Raton FL
233 Whehita Falls TX
W

mingtos:
237 Yakims WA
28 Yolo CA
239 Yook PA

241 Yubs Oty CA
Geand Total
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Appendix 7
Geographic Concentrations - 1999
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Geographic Concentrations - 1999
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Appendix 8
Geogmphic Concentrations - 1998

arillo

ke S

17 Augute-Alken GA-SC
18 Austin-Sun Mareos TX
19 Baltimors WD)

21 Bunstable-Yumoulh MA
22 Baton Roupe LA

23 Besomont-Font Arthur TX
24 Benton Hubor M)
SABENE
26 Biflings MT

27 Bloxi-Gulfport- Pascagouls MS
28 Binninghem AL
b3

731 Boise City D )
32 Bovion-Worcester-Lawrenez-Lowell-Brocton
33 Boulder-Langmeat CO
38

PO £

37 Beysa-Collage Station TX
38 Buffuo-Ningans Fdls NY
39 Canton-Mavsillon OH.

42 Chafleston-North Chardeston SC
43 Chuslotte-Gestopis-Rock Hill NC-5C

46 Chicgo I
41 Cidansti OH-KY-IN

$7 Daytont Beach FL
58 Dagten-Springfield OH

61 Des Mowes IA
62 Detmit MI

63 Dover DE

84, Dutchens County NY
68 Bikhun-Goshen IN
€1 Enc?A

€8 Evansville-Headenon IN-KY

76 Foct Myesw-Cape Coral FL
97 Foa Piesce-Port St Lude FL
78 Ton Smith AR-OK

g0t
81 Fort Worth-Aslington TX
82 Freno CA
83 Gadeden AL

3 i
91 Greensboro-Winston- Suiem-Figh Point NC
97 Greenville NC

93 Geeenville-Spartanburg-Andetson SC

%
IR A
96 Hamitburp-Lebanon-Castisle PA
97 Hastfoed CT
98 Hattiesbueg MS

; o
hR: SR
101 Hualingion-Ashlsnd WV-KY-OH
102 Huntiville AL
103 Indianapolis IN
194 Jsckoon 10

» oGl
106 Jackson TN . 3 )
107 Jacksonville FL 5 o 1 . X ! 3 . 0.00%
108 Jecksanville NC %
Jmey

112 Kalamazoo-Battle Creek M
113 Kaakakee IL.

118 Lafupette IN
119 Lafspette LA

121 Lakelsod-Winter Hiven FL
137 Lancaste PA
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Appendix 8
Geographic Concentyations - 1998

ARG kof
_# MSA NAME 55 Tey
123 Lansing-Eart Lansiag 30
z

EApc: hof SEADNC % of

AP Towmd AL
RSAIET 0.20% iiee 0.00% &

3%, e %:.&4_,:‘ &

i it NOLESI0 A
126 Lewnston-Avbum ME

127 Lenngton KY

128 Lima OH

131 Lot Aageles-
132 Lowhrville KY-IN
133 Lubbock TX

134 vA

DA X BN

SN
136 Madison W1
137 Manstield OH

138 Medford-Adhiand OR

139 Melboume-Titurville-Balm Bay FL

341 Metced CA

142 Mismi FL

143 M5ddleses-Somenvet-Hunterdon N]
aha

sukeshs WT

132 Naples 7L
153 Neshville TN

NS Bt
156 New Loadon-Nerwich CT
157 New Odesas LA
158 New York NY
159 Newatk N

161 Nodolk-Vigials Beh-Newport News VA-NC
162 Oukland CA
163 Ocsls FL

166 Omaht NE-A
167 Oruage County CA

173 Paod-Pekin I
174, Piladclphis PAN

o s - boot
181 Provideace-Warwick-Pawtucket RI
182 Provo-Orem UT
183 Purblo CO

187 Richiand-Kennewick-Paseo WA
188 Richmond-Petetbutg VA

192 Rocky Mount NC
193 Sacamenta CA
194 Salem ON

196 Salt Lake City-Opden UT

197 San Antonio TX

158 Sin Diego CA

199 Swn Frandlren CA
28

201 S1n Juan-Beyunos PR
202 Sants Crea-Watsonwille CA
03 Sants Fe NM

206 Saveanth GA
207 Scraaton-WAlker-Bure-Husleton PA
200 Seattis-Bellevue-Evesett WA

212 South Bend IN
213 Speiagfield IL
214 Springlield MA.

- s

‘216 Syacuse NY
217 Tacoms WA
218 Ta)shusee FL

221 Toledo OH
227 Topeks KS
223 Teenton N)
328, Tuewn AZ,

& S
226 Tusealooss AL
227 Tyler TX

228 Vllejo-Fuidfield-Nape CA
29 CA

gton DC-MD-VA-WY
237 Went Paim Besch-Bocs Raton FL
233 St Fale TX
234 Widuia KS

236 Wilmington-New sk DE-MD
237 Yikims WA

238 Yolo CA
PA

241 Yubs CiYCA__
Grand Tetal
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Geagraphic Concentrations - 1998
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Appendix 8
Geographic Concentrations - 1998
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17 Augusts-Alken GA-SC
38 Austin-Sin Mucor TX
B )

21 Bumatable-Yumouth MA
22 Buton Rouge LA
23 Besumont-Poat Adhur TK

31 Bohe City ID
37 Bonlon-Worcester-Lwrencs-Lowell- Brocton
33 Bouldes-Longmont CO

Tx\

Hesknges
37 Bryun-Collegs Station TX
38 Buffuo-Naguee Fuls NY

41 Chudeston WV

42 Chusleston-North Chatherton SC

43 Chasdotie-Gasienia-Rock HII NC-SC
o Chudoneantle VA

i %

4 Chlapll

47 Cindonati OHKY-IN

48 Clurkewille-Hopkisille TN-KY

o,

751 Columbis 5C

52 Cohumbus GA-AL

53 Columbus OH
ieti

enpont
57 Daytons Beach FL

58 Dayton-Spangfield OH
59, Decator AL

61 Des Moiner [A
62 Detroit M
6 Dover DE
84 Dutchens County NY
I
22
66 Blichrt-Gorhen IN
67 Ede PA
45 Evanwviile-Hendersan IN-KY

Geeeatboro-Wiatton-Salem-High Point NC
Geeeavilie NC
Gerenville Spartanbusg Anderion SC
tows MD
arisbusg-Lebsnon-Cadivle FA
97 Hartford CT

103 Indisnspotis IN

107 Juckonville PL.
108 Jucksonvitle NC

111 Johattown PA
112 Kalamuzoo-Battie Crack M1
113 Kankakee IL

118 Lafayette IN
19 Lafwyette
R S
121 Lakelsnd-WAnter Haven FL
127 Lancaster PA
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Geographic Concentrations - 1997
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Appendix 9
Geographic Concentrations - 1997

#_MSA NAME
12) Lansing-East Lunsing WD
2428, Lz Vepre NV-AZ

131 Los Angeler-Loag Beach CA
132 Louimvile KY-IN

137 Mansfield OH
138 Medford-Ashiand OR

147 Monmouth-Ocean NJ
148 Moaroe LA
149 Moatgomery AL

151 Myle Beach SC
157 Nupler FL

153 Nushwille TN
34

157 New Odeans LA

162 Onitad CA
163 Ocalr FL
164 Odeuhmglﬂ k2 3

166 Oeths NE-IA
167 Onage Covaty CA
168 Orlendo FL
169 Owensboro KY.
fec t 3
171 Purkertburg- Mucietts WV.OH
172 Peassenls ML
173 Peorin-Pekin IL

6 Pittiburgh PA
177 Pitteiald MA
178 Ponee PR
1

187 Richlond-Kennewick-Pasco WA
188 Richsaond-Peteriburg VA
Riversde-Sun Bemanding

191 Rochestes NY
192 Rocky Mount NC
193 Scramento CA
24, Stlem OR,

R
196 Sult Lake City-Opden UT
197 Sta Antonio TX
198 Sun Diego CA

202 Suata Crus-Watsonville CA.
203 Sants Fe NM
Ro)

206 Ssvennsh GA.
207 Sctanton-Wlkes-Bure-Hazleton PA
208 Sexttle-Bellevwe-Everett WA

399 Sharon PA

SRIREROICCR TN
211 Sheevepodt-Bomner City LA
212 South Bead IN

16 Sycuie NY

17 Ticoma WA

B Talhussee FL
9 T

R
226 Tuscaloois AL
227 Tyler TX
728 Vullejo-Fudield-Mipy CA.
229 Venturs CA

231 Wushingten DC-MD-VA-WY
252 Wet Paim Beach-Boca Ralon FL
233 Wichits Fal TX
4

136 Wimington-Newuk DE-MD
27 Yukims WA

238 Yolo CA
29 York P,

241 Yuba City CA
Geand To)
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Appendix 9
Geographic Concentrations - 1997
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Appendix 9
Geographic Concentsations - 1997
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Appendix 10
Geographic Concentrations - 1996

& Albuquerque NI
7 Aleniown-Bethiehem-Eatton PA
& Altoopa PA

B2 G
11 Ann Arboc MI
11 Ansitton AL
13 Asheville NC

y
17 Augusts-Alken GA-SC
18 Austin-San Mareas TX
19, Butimore MD

5
21 Bumattble-Yamouth MA

22 Buton Rouge LA
23 Bewmont-Poct Arthut TX.

31 Boise City ID
32 Boton-Weccenter- Lawrenca-Lowell-Brocton

o
37 Bryan-College Stntion TX
38 Buffulo-Neagan Fulis NY

41 Charleston WV

42 Chadestou-North Chardeston SC

43 Chardolte-Osstonis-Rock Hill NC-5C
Chy sville V4

47 Cindaauli OH-KY-IN
48 Ciathvilie-Hopkinmville TN-KY
4

36 Davenpon-Rock liland-Moline IA-IL
7 Daytons Beach 1.
50 Dayton-Spricgfieid OF

66 Elkhan-Oorhen IN
81 EnePA
68 Evaarvilic-Henderion INKY

76 Fort Myers-Cape Corsl FL
77 Fort Preres-Port St Luae ML
8 Fort Seith AR-OK
|79, Fort Waiton Basch FL.
k2 2
81 Fort Woeth-Adinglon TX.
82 Fremo CA

83 Caduden AL
4 Gunewville K1

o

92 Geeenville NC
93 Geeenville-Sparteabbrg-Andenion SC
24 1y MO,
N B AR
96 Hamisburg-Lebawnon- Cardidle FA
97 Hastford CT

101 Huntinglon-Asklind WV-XY-OH
102 Honteville AL

103 Indisnspelis IN

 Judk

E 00!
106 Jackson TN

107 Jucksonvifle FL

108 Jacksonvile NC
2.3

131 Jobmstown P,
117 Kelumesoo-Battle Creek 30
113 Kenkakee IL
114 Ransss Qity MO-KS,
CRRe e N
116 Knaxville TN
117 Kokomo IN
118 Lafayrue IN
119 Lty

= X
17) Lakelsnd-WAnier Haven FL
122 Lancuter PA
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Appendix 10
Geographic Concentrations - 1996

X MSA_NAMP

123 Lensing-East Lunwing M1
i3 b Sen Y
RSB SROLEONAEN

126 Levnston-Aubum ME

127 Lesington KY
128 Lims OH
129 Littl

132 Louisville KY-IN
133 Lubbock TX
ychl

137 Mundfield OH
138 Medford-Ashl
Melboue,

ee-Winkeshs

352 Naples FL
153 Nubvile TN

134, Nessuw-Suffolk Ny

156 New London-Noewich CT
157 New Odeans LA

158 New York NY

% 2
161 Notfolk-Virginia Beh-Newpoet News VA-NC
162 Oakiand CA

167 Oreage County CA
168 Orhaado FL.
169 Owensboro KY

171 Paskercburg-Murietts WV-OH

172 Pesseols FL .00 . & !

173 Peodis-Pekin IL. . . .00% .00% X . 3 0.00%
3

174, Pildniphia PA-NL

A
176 Pittsburgh PA
177 Pitteield MA

NV
187 Nichland-K enaewick-Pasco WA
188 Richmond-Petecsburg VA
189, Rivesside-San Bemandin CA

191 Rocherter NY
197 Rockey Moust NC
193 Swcramento CA

k. S

201 5an Juan-Bayamon PR
202 Sasta Crua-Wationville CA
203 Suate Fe NI

207 Sersaton-Wilkes-Bare-Huzleton PA
08 Seattle-Believue-Eveseit WA

211 Sheevepoct-Borrier Clty LA
212 South Bend IN

217 Tazoms WA
218 Tellsbaseee FL

1 To
722 Topeku KS
223 Teenton N

220 Vuiejo-Fairfieid-Napt CA
229 Veaturs CA

231 Wathinglon DC-MD-VA-WV
232 West Pam Beach-Boca Raton FL.
233 WAchits Falls TX

R 100.00%

§P1% 306.00°%
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Appendix 10
Geographic Concentrations - 1996
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Appendix 10
Geographic Concentsations - 1996
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Appendix 11
WARG v. WAEG WASG Results

Govt WARG v. WAEG, WASG
Repression Sitatistics
Multiple R 0.324732045
R Square 0.105450901
Adjusted R Square  0.086004181
Standard Error 0.007218946
Observations 95
ANOVA
df Y MS F Significance F
Regression 2 0.000565173 0.000282587 5.422554713 0.005940082
Residual 92  0.004794412 5.21132E-05
Total 94  0.005359586
Coefficients _Standard Error 1 Stat DP-value Lower 95% Upper95%  Lower 95.0%  Upper 95.0%
Intercept 0.028927222  0.003017706 9.585832784 1.69733E-15 0.022933798 0.034920646 0.022933798 0.034920646
WAEG 0.295090251  0.090955821 3.244325084 0.001641762 0.11444414 0.475736362  0.11444414 0.475736362
WASG -0.213957486  0.117706261 -1.817723919 0.072361243 -0.44773228 0.019817308 -0.44773228 0.019817308
NREI WARG v. WAEG, WASG
Repression Statistics
Multiple R 0.527452059
R Square 0.278205674
Adjusted R Square  0.262514493
Standard Error 0.010895403
Observations 95
ANOVA
df MY MS F Significance F
Regression 2 0.004209465 0.002104733 17.73006598 3.06916E-07
Residual 92  0.010921301 0.00011871
Total 94 0.015130767
Coefficients __Standard Error t Stat P-value Lower 95% Upper 95%  Lower 95.0% _ Upper 95.0%
Intercept 0.060642803 0.00455456 13.31474574 3.56402E-23 0.051597054 0.069688551 0.051597054 0.069688551
WAEG -0.077721664  0.137277701 -0.566163797 0.572660907 -0.350367028 0.194923699 -0.350367028 0.194923699
WASG -0.924576985 0.177651576 -5.204440103 1.17635E-06 -1.277408349 -0.571745621 -1.277408349 -0.571745621
Average Govt WARG v. Average WAEG & WASG
Regression Statistics
Multiple R 0.742580571
R Square 0.551425904
Adjusted R Square  0.495354142
Standard Error 0.003172582
Observations 19
ANOVA
af S MS F Significance F
Regression 2 0.00019797 9.89849E-05 9.834288862 0.001639357
Residual 16  0.000161044 1.00653E-05
Total 18  0.000359014
Coefficients __Standard Error L Stat P-value Lower 95% Upper 95%  Lower 95.0%  Upper 95.0%
Intercept 0.025620884  0.003261855 7.854697291 7.02843E-07 0.018706061 0.032535706 0.018706061 0.032535706
WAEG 0.479364224  0.109072992 4.39489386 0.000452009 0.248139862 0.710588585 0.248139862 0.710588585
WASG -0.332225506 0.127155 -2.612760069 0.018845707 -0.601782003 -0.062669009 -0.601782003 -0.062669009
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Appendix 11
WARG v. WAEG WASG Results

Average NREI WARG v. Average WAEG & WASG

Regression S tatistics
Multiple R 0.638454687
R Square 0.407624388

Adjusted R Square 0333577436
Standard Error 0.007653567

Observations 19
ANOVA
df 55 MS F Significance F

Regression 2 0.000644927 0.000322464 5.504944899 0.015162729
Residual 16  0.000937233 5.85771E-05
Total 18 0.001582161

Coefficients  Standard Emor 1 Stat P-value Lower 95% Upper 95% _ Lower 95.0%  Upper 95.0%
Intercept 0.062091581 0.007868929 7.890728177 6.62564E-07 0.0454102 0.078772962 0.0454102 0.078772962
WAEG -0.275777764  0.263128695 -1.048071798 0.310180375 -0.833585553  0.282030024 -0.833585553 0.282030024
WASG -0.696699748  0.306749897 -2.271230585 0.037292493 -1.346980334 -0.046419163 -1.346980334 -0.046419163
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Appendix 12
Panel Data Results without Apartment Growth

% Change in FFO per Unit v. Weighted Average Rent Growth (Govt Data)

Repression Statisties
Multiple R 0.014068772
R Square 000019793
Adjusted R Square -0.010669483
Standard Error 0.307616636
Observations 94
ANOVA
& SS MS F Significance F
Regression 1 0001723478 0.001723478  0.018213197 0.892941268
Residual 92 8705775513 0.094627995
Toul 93 8.707498991
Coefficients Standard Error ¢ Stat P-value Louer 95% Upper 95% Lower 95.0% Upper 95.0%
Intercept 0.091000127 0149712822  0.607831219  0.544796963 -0.206342461 0388342715  -0206342461  0.388342715
WARG 0589475334 436789861 0.134956277  0.892941268 -8.085548332 9.264499  -B.085548332 9.264499
% Change in FFO per Unit v. Weighted Average Rent Growth (NREI Data)
Repression Statistics
Multiple R 0.296930873
R Square 0.088167943
Adjusted R Square 0.078256725
Standard Error 0.293771886
Observations 94
ANOVA
df SS MS F _Significance F
Regression 1 0767722276 0767722276 8.895772761 0.003658711
Residual 92 7939776715  0.086301921
Total 93 8.707498991
Cosfficients Standard Error # Stat P-value Lawer 95% Upper 95% Lower95.0% __ Upper95.0%
Intercept -0.172569871 0.099705799  -1.730790714  0.08G841753 -0370594194 0025454452  -D.370594194 0025454452
WARG 7.240973122 242775633 2.982578207 0003658711 2419239492 12.06270675 2419239492 12.06270675
% Change in FFO per Unit v. Weighted Average Employment Growth
Repression Statistics
Multiple R 0.109580441
R Square 0.012007873
Adjusted R Square 0.001268828
Standard Exror 0.305794412
Obscrvations 94
ANOVA
o 55 MS F Sipnificance
Regression 1 0104558543 0.104558543  1.118150942 0.293085625
Residual 92 8602940448 0093510222
Total 93 8.707498991
Coefficients Standard Error ¢ Stat P-yalye Lower 95% Upper 95% Lower 95.0% Upper 95.0%
Intercept -0.006899343 0.115640485 -0.059662  0.952554245 0236571327 0222772642  -0.236571327  0.222772642
WAEG 3767689882 3563074736 1057426566  0.293085625 -3.308884101  10.84426386 _ -3.308884101  10.84426386
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Appendix 12
Panel Data Results without Apartment Growth

% Change in FFO per Unit v. Weighted Average Stock Growth

Regression Statistics
Multple R 0.02708513
R Square 0.000733604
Adjusted R Square -0.010127987
Standard Error 0.307534217
Observations 94
ANOVA
af 55 MS F Sipnificance F
Regression 1 0.006387859 0.006387859  0.067541143 0.795531821
Residual 92 8701111133 0.094577295
Total 93 8.707498991
Coefficients Standard Error ¢ Stat P-value Lower 95% Upper 95% Lower 95.0% Upper 95.0%
Intercept 0.135775414 0.101398437 1.339028663 0.18386043 -0.065610635 0.337161463 -0.065610635 0.337161463
WASG -1.203275306 4.629997963 -0.25988679  0.795531821 -10.39885091 7.9923003 -10.39885091 7.9923003
% Change in FFO per Unit v. Weighted Average Excess Demand
Regression Statistics
Multiple R 0.130894587
R Square 0,017133393
Adjusted R Square 0.00645006
Standard Error 0.305000178
Observations 94
ANOVA
df S8 MS F Sipnificance F
Regression 1 0.149189002 0.149189002  1.603749826 0.208569659
Residual 92 8.55830999 0.093025109
Total 93 8707498991
Coeffici Standard Error ¢ Stat P-value Louer 25% Upper 95% Lower 95.0% Upper 95.0%
Intercept 0.063707768 0.048675045 1.308838406 0.19384906 -0.032965072 0.160380608 -0.032965072 0.160380608
WAED 4.512661369 3.563398839 1.266392445  0.208569659 -2.564556309 11.58987905 -2.564556309 11.58987905
% Change in FFO per Unit v. % Change in Rental Revenue per Unit
Regression Statisties
Multiple R 0.878280019
R Square 0.771375791
Adjusted R Square 0.768890745
Standard Error 0.147100419
Observations 94
ANQVA
& 55 MS F Significance F
Regression 1 6.716753924 6.716753924  310.4070788 3.11527E-31
Residual 92 1990745067 0.021638533
Total 93 8.707498991
Cotfficients Standard Error ¢ Stat P-value Lower 95% Upper 95% Lower 95.0% Upper 95.0%
Intercept 0.00540772 0.016307795 0.331603365  0.740942985 -0.026980969 0.037796408 -0.026980969 0.037796408
% D Rent Rev per Unit 0.912534709 0.051794493 17.61837333  3.11527E-31 0.809666376 1015403042 0.809666376 1.015403042
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Appendix 12
Panel Data Results without Apartment Growth

% Change in FFO per Unit v. % Change in Rental NOI per Unit

Repression Statistics
Multiple R 0.891236439
R Square 0.79430239
Adjusted R Square 0.792066547
Standard Error 0.139529946
Observations 94
ANOVA
o 55 MS F Significance
Regression 1 6916387262 6916387262  355.2584787 2.3781E-33
Residuat 92 1791111729 0.019468606
Total 93 8.707498991
Coefficients Standard Error ¢ Stat P-value Lover 95% Upper 95% Lower 95.0% Upper 95.0%
Intercept -0.009207134 0015735786 -0.585107977  0.559907482 -0.040459763  0.022045495  -0.040459763  0.022045495
% D Rental NOI per Unit 0.926996028 0.049181939  18.84830175  2.3781E-33 0.829316452  1.024675605  0.820316452  1.024675605
% Change in FFO v. % Change in Number of Apartments
Repression Statistios
Multiple R 0.254923966
R Square 0.064986228
Adjusted R Square 0.054823035
Standard Erzor 0.318792839
Observations 94
ANOVA
o 55 MS F Significancs F
Regression 1 0.649842731  0.649842731  6.394272656 0013152117
Residual 92 9.34985642  0.101628874
Total 93 9.999699151
Coeffici Standard Error ¢ Stat P-value Lower 95% Upper 95% Lower 95.0% Upper 95.0%
Intercept 0.269816587 0.036496578  7.39292832  G.4GOSE-11 0197331232 0342301942  0.197331232  0.342301942
# Apts 0.162295427 0.064181625  2.528689909 0013152117 0.03482518  0.289765674 0.03482518  0.289765674
% Change in Rental Revenue per Unit v. Weighted Average Rent Growth (Govt Data)
Regression Statistics
Multiple R 0.084160568
R Squaze 0.007083001
Adjusted R Square -0.003709575
Standard Error 0.295048143
Observations 94
ANOVA
& 55 MS F Sigificance F
Regression 1 0057131808 0057131808  0.656284575 0419965221
Residual 92 8008913427  0.087053407
Total 93 8.066045235
Coeffici Standard Brror t Stat Pvalue Lower 95% Upper 95% Lower 95.0% Upper 95.0%
Intercept 0001747998 0.143595908  0.012173038  0.99031392 -0.28344587  0.286941867  -0.28344587  0.286941867
WARG 3.393920888 4189436539 0810113927  0.419965221 -4.926661701 1171450348 4926661701 11.71450348
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Appendix 12
Panel Data Results without Apartment Growth

% Change in Rental Revenue per Unit v. Weighted Average Rent Growth (NREI Data)

Regrestion Statistics

Multiple R 0.273574716
R Square 0.074843125
Adjusted R Square 0.064787072
Standard Error 0.284802701
Observations 94
ANOVA
df $S MS F Significance F
Regression 1 0.603688035  0.603G88035  7.442504569 0.007630005
Residual 92 7462357201 0.081112578
Total 93 8066045235
Corfici Standard Brror ¢ Stat P-value Loer 95% Upper 95% Lower 95.0% Upper 95.0%
Intercept -0.135797299 0.096661669  -1.404872279  0.163426777 0327775717 0056181119  -0.327775717 0056181119
WARG 6.420977501 2353634207 2728111906 0.007630005 1.746456806 11.0954982  1.746456806 11.0954982
% Change in Rental Revenue per Unit v. Weighted Average Employment Growth
Regression Statistics
Multiple R 0.060028008
R Square 0.003603362
Adjusted R Square -0.007227036
Standard Error 0.295564683
Observations 94
ANOVA
4 5SS MS F Sionificance F
Regression 1 0.029064879  0.020064879  0.332708153 0565477467
Residual 92 8.036980356  0.087358482
Total 923 8.066045235
Coeffici Standard Error ¢t Stat P-value Lower 95% Upper 95% Louer 95.0% Upper 95.0%
Intercept 0.053407967 0.111771968 0.47782971  0.633904792 016858081  0.275396744  -0.16858081  0.275396744
WAEG 1.986459196 3.443879339  0.576808593  0.565477467 -4,85338244  8.826300831 -4.85338244  8.826300831
% Change in Rental Revenue per Unit v. Weighted Average Stock Growth
Repression Statistic
Multiple R 0.092206001
R Square 0.008501947
Adjusted R Square -0.002275206
Standard Error 0.294837246
Observations 94
ANOVA
df 55 MS F Significance F
Regression 1 0.068577086  0.068577086  0.788886159 0.376753427
Residual 92 7.997468149  0.086929002
Total 93 8.066045235
Coefficient, Standard Error 2 Stat P-value Lower 95% Upper 95% Lower 95.0% ____ Upper 95.0%
Intercept 0.197444295 0097212064 2031067822  0.045133793 0.004372745 0390515846  0.004372745  0.300515846
WASG -3.942546915 4438842154 0888192636  0.376753427 1275847058  4.873376754  -12.75B47058  4.873376754
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Appendix 12
Panel Data Results without Apartment Growth

% Change in Rental Revenue per Unit v. Weighted Average Excess Demand

Regression Statistics
Multiple R 0.13174417
R Square 0.017356526
Adjusted R Square 0.006675619
Standard Error 0.293517771
Observations 94
ANOVA
7 55 MS F Significanee F
Regression 1 0.139998527 0139998527  1.625004866 0.2056055
Residual 92 7.926046708 0.086152682
Total 93 8.066045235
Coefficients Standard Error ¢t Stat P-value Lower 95% Upper 95% Lower 95.0% Upper 95.0%
Intercept 0.069868446 0.046842565 1.491558934  0.139235874 -0.023164931 0.162901823 -0.023164931 0.162901823
WAED ’ 4.371455625 3.429246794 1.274756787 0.2056055 -2.439324513 11.18223576 -2.439324513 11.18223576
% Change in Rental NOI per Unit v. Weighted Average Rent Growth (Govt Data)
Repression Statistics
Multiple R 0.080268703
R Square 0.006443065
Adjusted R Square -0.004356467
Standard Error 0.294824957
Observations 94
ANOVA
df S MS F Significance F
Regression 1 0.051858034 0.051858034  0.596605927 0.441855712
Residual 92 7.996801473 0.086921755
Total 93 8.048659507
Coeffic Standard Error T Stat Pvalue Lower95% Upper 95% ____ Lower 95.0% ___ Ubper 95.0%
Intercept 0.021087185 0.143487286 0.146962043  0.B83483554 -0.263890952 0.306065321 -0.263890952 0.306065321
WARG 3.233484292 4.186267479 0.772402697  0.441855712 -5.080804269 11.54777285 -5.080804269 11.54777285
% Change in Rental NOI per Unit v. Weighted Average Rent Growth (NREI Data)
Regression Statistics
Multiple R 0.248392412
R Square 0.06169879
Adjusted R Square 0.051499864
Standard Error 0.286509484
Observations 94
ANOVA
df S5 MS F Sipnificance F
Regression 1 0.496592557 0496592557  6.049537895 0.015778731
Residual 92 7.552066951 0.082087684
Total 93 8.048659507
Coeffici Standard Error t Stat P-value Lower 95% Upper 95% Lower 95.0% Upper 95.0%
Intercept -0.098460641 0.097240949  -1.012542991 0.31393409 -0.29158956 0.094668277 -0.29158956 0.094668277
WARG 5.82364599 2.367739211 2459580837  0.015778731 112111154 10.52618044 1.12111154 10.52618044
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Appendix 12
Panel Data Results without Apartment Growth

% Change in Rental NOI per Unit v. Weighted Average Employment Growth

Regression Statistics
Multiple R 0.083498065
R Square 0.006971927
Adjusted R Square -0.003821856
Standard Error 0.29474648
Observations 94
ANOVA
a S5 MS F Sipnificance F
Regression 1 0.056114666  0.056114666  0.645920589 0.423646671
Residual 92 7992544841 0086875487
Totsl 93 8.048659507
Coeffici Standard Error ¢ Stat P-value Lower 95% Upper 95% Lower 95.0% Usper 95.0%
Intercept 0.043214497 0111462553 0387704174  0.699130526 0178159754  0.264588749  -0.178159754  0.264588749
WAEG 2760155683 3.434345743 0.80369185  0.423646671 -4.060751407  9.581062772  -4.060751407  9.581062772
% Change in Rental NOI per Unit v. Weighted Average Stock Growth
Repression Statistics
Multiple R 0.065763995
R Square 0.004324903
Adjusted R Square -0.006497652
Standard Error 0.295139058
Observations 94
ANOVA
_ & S5 MS F Signy F
Reggession 1 0.034809671 0034809671  0.399619389 0.528853757
Residual 92 8.013849836 0087107063
Total 93 8.048659507
. Cocffici Standard Error ¢ Stat P-yalue Lower 95% _Upper 95% Lower 95.0% Upper 95.0%
Intercept 0.187828263 0.097311576 193017389  0.056665551 0005440926 0.381097452  -0.005440926  0.381097452
WASG -2.808906726 4443386 -0.632154561 0528853757 -11.63385486  6.016041412  -11.63385486  6.016041412
% Change in Rental NOI per Unit v. Weighted Average Excess Demand
Regression Statistics
Multiple R 0.134757766
R Square 0.018159656
Adjusted R Square 0.007487478
Standard Error 0.293081429
Observations 94
ANOVA
daf S5 MS F Signify F
Regression 1 0.146160885  0.146160885  1,701588578 0.19533424
Residual 92 7902498623  0.085896724
Total 93 8.048659507
Corffic Standard Error £ Stat Pyalse Lawer 95% Upper 95% ___ Lower 95.0% __ Upper 95.0%
Intercept 0.082841411 0046772929 1771140125  0.079849082 0010053663  0.175736485  -0.010053663  0.17573G485
WAED 4,466629428 3424148902 1304449531  0.19533424 -2.334025855  11.26728471  -2.334025855  11.26728471
% Change in Net Income per Unit v. Weighted Average Rent Growth (Govt Data)
Reoression Statistics
Multiple R 0.138561413
R Square 0.019199265
Adjusted R Square 0.008421235
Standard Error 0.783637583
Observations 93
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: Appendix 12
Panel Data Results without Apartment Growth

ANOVA
af S5 MS F Sipnife F
Regression 1 1093895224 1.093895224 1.781333411 0.185315499
Residual 91 55.88199535 0.614087861
Total 92 56.97589057
Coefficients Standard Error ¢ Stat P-value Lower 95% Upper 95% Lower 95.0% Upper 95.0%
Intercept 0.698715128 0.381385048 1.832027245 0.0702185 -0.058867442 1.456297697 -0.058867442 1.456297697
WARG -14.85329009 11,12884404 -1.33466603  0.185315499 -36.95937389 7.252793708 -36.95937389 7.252793708
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Appendix 12
Panel Data Results without Apartment Growth

% Change in Net Income per Unit v. Weighted Average Rent Growth (NREI Data)

Regression Statistics
Multiple R 0.120588376
R Square 0.014541556
Adjusted R Square 0.003712343
Standard Error 0.785496081
Observations 93
ANOVA
df 55 MS F Significance F
Regession 1 0828518127  0.828518127  1.342808155 0249571236
Residual 91 5614737244  0.617004093
Total 92 56.97589057
Coefficients Standard Error £ Stat P-value Lower 95% Upper 95% Lower 95.0% Upper 95.0%
Intercept -0.099378804 0272021831  -0.365333928  0.715709937 -0.639716809  0.440959201  -0639716809  0.440959201
WARG 7.64208542 6504849708 1158795994  0.249571236 -5.457774706_ 20.74194555 _ -5.4577174706 2074194555
% Change in Net Income per Unit v. Weighted Average Employment Growth
Regression Statistics
Multiple R 0.068263648
R Square 0.004659926
Adjusted R Square -0.006277877
Standard Error 0.789424517
Obscrvations 93
ANOVA
af 58 MS F Sipnificance F
Regession 1 0265503409  0.265503409  0.426038535 0.515584772
Residual 9 5671038716  0.623191068
Total 92 56.97589057
Cotfficients Standard Error ¢ Stat P.value Lower 95% Upper 95% Lower 95.0% Upper 95.0%
Intercept 001398557 0298535647  0.046847237  0.962737639 -0579018879 0606990019  -0.579018879  0.606990019
WAEG 6007433211 9203743567 0652716274 0.515584772 122746746 24.28954102  -12.2746746 _ 24.28954102
% Change in Net Income per Unit v. Weighted Average Stock Growth
Repression Statistics
Multiple R 0.138526964
R Square 0.01918972
Adjusted R Square 0.008411585
Standard Error 0.783641396
Observations 93
ANOVA
df 55 MS F Significance F
Regression 1 109335138 109335138  1.780430471 0185425874
Residual 91 5588253019  0.614093837
Total 92 56.97589057
Corfficients Standard Error ¢ Stat P-value Lower 95% Upper 95% Lower 95.0% Upper 95.0%
Intercept -0.126054862 0258494659  -0.487649772  0.626970731 -0.6395228  0,387413076 -0.6395228  0.387413076
WASG 1577640694 11.82348735  1.334327722 0185425874 -7.70950059  39.26231447  -7.70950059 _ 30.26231447
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Appendix 12
Panel Data Results without Apartment Growth

% Change in Net Income per Unit v. Weighted Average Excess Demand

Repression Statistics
Multiple R 0.038866412
R Square 0.001510598
Adjusted R Square -0.009461813
Standard Error 0.790672428
Obscrvations 93
ANQVA
i 55 MS F Significance F
Regression 1 0.086067665 0.086067665  0.137672384 0.711468432
Residual 91 56.8898229 0.625162889
Total 92 56.97589057
Coeficiants Standard Error ¢ Suat P-value Lower 95% Upper95% __ Lower 95.0% _ Upper 93.0%

Intercept 0.237159849 0.126582447 1.873560311  0.064200434 -0.014280658 0.488600355 -0.014280658 0.488600355
WAED -3,428017651 9.238886522  -0.371042294  0.711468432 -21.77993263 14.92389733 -21.77993263 14.92389733
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Appendix 12
Panel Data Results without Apartment Growth

% Change in Market Cap per Unit v. Weighted Average Rent Growth (Govt Data)

Regression Statistics
Multiple R 0.059894539
R Square 0.003587356
Adjusted R Square -0.007608292
Standard Error 0.353461102
Observations 91
ANOVA
& 55 MS F Significance F
Regession 1 004003211  0.04003211 0320424138 0572777408
Residusl 89 1111919281  0.124934751
Total 90 11.15922492
Coeffici Standard Error ¢ Stat P-valye Lower 95% Unper 95% Lower 95.0% Upper 95.0%
Intercept 0.223472325 0173709915  1.286468452  0.201616041 0121685388 0568630039  -0.121685388  0.568630039
WARG -2.880530302 5.088735011  -0.566060189 0572777408 -12.9917329 , 7.230672201 129917329  7.230672291
% Change in Market Cap per Unit v. Weighted Average Rent Growth (NREI Data)
Regression Statisties
Multiple R 0.490005653
R Square 0.24010554
Adjusted R Square 0.2315674
Standard Error 0.308673006
Observations 91
ANOVA
o 55 MS F Significanss F
Regression 1 2679391729 2679391729 281215277 8.22903E-07
Residual 89 8.479833187  0.095279025
Total 90 1115922492
Couffcients Standard Error t Stat Povalus Lower 95% Upper 95% Lower95.0% ___ Usper 95.0%
Intercept -0.414391089 010716994  -3.86667277  0.000209497 0627335362 -0.201446816  -0.627335362  -0.201446816
WARG 13.8003871 2.602386507  5.302973477  8.22003B-07 8620503168  18.97127104  8.620503168 1897127104
% Change in Market Cap per Unit v. Weighted Average Employment Growth
Regression Statistics
Multiple R 0065715223
R Square 0.004318491
Adjusted R Square -0.006868942
Standard Error 0.353331399
Observations 91
ANOVA
df S MS F Significance F
Regression 1 0048191007  0.048191007  0.386012652 0535990906
Residual 89 1111103391 0.124843078
Total 90 1115922492
Coefficients Standard Error ¢ Stat P-value Lower 95% Upper 95% Lower 95.0% _Upper 95.0%
Intercept 0047536617 013378029 0355333488  0.723180518 -0.218281825  0.313355059  -0.218281825 0313355059
WAEG 2562810612 412492203 0.621299165  0.535990906 5633317157 10.75893838  -5.633317157  10.75893838
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% Change in Market Cap per Unit v. Weighted Average Stock Growth

Appendix 12
Panel Data Results without Apartment Growth

Regression Stasistics
Multiple R 0.153234478
R Squate 0.023480805
Adjusted R Square 0.01250868
Standard Error 0.349914875
Observations 91
ANOVA
df 55 MS F Sipnificance F
Regression 1 0.262027588  0.262027588  2.140041578 0.147020611
Residual 89 1089719733 0.122440419
Total 90 11.15922492
Coefficient, Standard Error ¢ Stat P-value Lower 95% Upper 95% Lower 95.0% Upper 95.0%
Intercept 0.28816999 0.115855701 2487318159  0.01473506 0057967304 0518372676  0.057967304 0518372676
WASG -7.731302289 5284958102  -1.462888095  0.147020611 -18.23239577 2769791196  -18.23239577  2.769791196
% Change in Market Cap per Unit v. Weighted Average Excess Demand
Repression Statistics
Multiple R 0.184647847
R Square 0.034094827
Adjusted R Square 0.02324196
Standard Error 0.348008024
Observations 91
ANOVA
df 5 MS F Sipnife F
Regression 1 0380471846  0.380471B46  3.141550244 0.079743088
Residual 89 1077875307  0.121109585
Total 90 11.15922492
Coefficient, Standard Error t Stat P-value Lower 95% Upper 95% Lower 95.0% Upper 95.0%
Intercept 0.052529461 0.055816259 094111396  0.349193907 0058376198  0.163435119  -0.058376198  0.163435119
WAED 7.220162382 4073567903 1772441887  0.079743088 -0.873925885  15.31425065  -0.873925885  15.31425065
Cap Rate v. Weighted Average Rent Growth (Govt Data)
Repression Statisticr
Multiple R 0.111164828
R Square 0.012357619
Adjusted R Square 0.001260514
Standard Error 0.014607127
Observations 91
ANOVA
df 55 MS F Sipnifi F
Reggession 1 0000237605  0.000237605  1.113589397 0.294159271
Residual 89 0018989767  0.000213368
Total 90 0019227372
Coefficients Standard Error t Stat P-value Lower 95% Ugper 95% Lower 95.0% Upper 95.0%
Intercept 0.081297853 0007178733  11.32481935  G.16923E-19 0.067033872  0.095561835  0.067033872  0.095561835
WARG -0,221919553 0210296974  -1.055267453  0.294159271 -0.639774935 0,19593583  -0.639774935 0,19593583
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Appendix 12
Panel Data Results without Apartment Growth

Cap Rate v. Weighted Average Rent Growth (NREI Data)

Regression Statistics
Multiple R 0.352740784
R Square 0.124426061
Adjusted R Square 0.114588151
Standard Error 0.013753441
Obsexvations 91
ANOVA
df S5 MS F Significance F
Regression 1 0.002392386 0.002392386  12.64761192 0.000605036
Residual 89 0.016834985 0.000189157
Total 90 0.019227372
Coefficients Standard Brror ¢ Siat P-value Louver 95% Upper 95% Lower 95.0% Upper 95.0%
Intercept 0.09008621 0.004775136 18.86568637  7.46225E-33 0.080598123 0.099574298 0.080598123 0.099574298
WARG -0.412371648 0.115953679  -3.556348116  0.000605036 -0.642769013  -0.181974282 -0.642769013 -0.181974282
Cap Rate v. Weighted Average Employment Growth
Repression Statistice
Multiple R 0.239665667
R Square 0.057439632
Adjusted R Square 0.046849066
Standard Error 0.014269854
Observations 91
ANOVA
df S5 MS F Sioniff F
Regression 1 0.001104413 0.001104413  5.423660274 0.022130773
Residual 89 0.018122958 0.000203629
Total 90 0.019227372
Coefficients Standard Brror ¢ Stat P-value Lower 95% Upper 95% Lower 95.0% _ Upper 95.0%
Intercept 0.085987587 0.005402931 15.91498809 9.0624E-28 0.075252083 0.09672309 0.075252083 0.09672309
WAEG -0.387971027 0.166591583  -2,328875324  0.022130773 -0.718984774  -0.056957279 -0.718984774 -0.056957279
Cap Rate v. Weighted Average Stock Growth
Regression Stasistics
Multiple R 0.10994458
R Square 0.012087811
Adjusted R Square 0.000987674
Standard Error 0.014609122
Observations 91
ANOVA
Fi 35 MS F Signifeance .
Regression 1 0.000232417 0.000232417  1.088978525 0.299523882
Residual 89 0.018994955 0.000213426
Total 90 0.019227372
Coefficient Standard Error ¢ Stat P-valye Lower 95% Upper 95% Lower 95.0% Upper 95.0%
Intercept 0.069108738 0.004837034 14.28742052  9.25109E-25 0.05949766 0.078719816 0.05949766 0.078719816
WASG 0.230257047 0.220649665 1.043541339  0.299523882 -0.2081689 0.668682994 -0.2081689 0.668682994
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Appendix 12
Panel Data Results without Apartment Growth

Cap Rate v. Weighted Average Excess Demand

Regression Statistics
Multiple R 0.325510351
R Square 0.105956988
Adjusted R Square 0.095911561
Standard Error 0.013897739
Observations 91
ANOVA
df S5 MS F Sipnificance F
Regression 1 0.002037274 0.002037274 1054778332 0.001641329
Residual 89 0.017190097 0.000193147
Total 90 0.019227372
Coeffici Standard Errer t Stat P-value Lower 95% Upper 95% Lower 95.0% Upper 95.0%
Intercept 0.07937574 0.002229029 35.61001454  1.93834E-54 0.07494671 0.083804769 0.07494671 0.083804769
WAED -0.528336317 0.16267839  -3.247735106  0.001641329 -0.851574638  -0.205097997 -0.851574638 -0.205097997
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Appendix 13

Panel Data Results

% Change in FFO per Unit v. WARG (Govt), % Change in # of Apts

Regression Statistics
Multiple R 0.48093192
R Square 0.231295512
Adjusted R Square 0.214400908
Standard Error 0.271210019
Observations 94
ANOVA
af S5 MS F Significance F
Regression 2 2,014005434 1007002717  13.69049607 6.33948B-06
Residual 91 6.693493557 0.073554874
Total 93 8.707498991
Coefficients Standard Error i+ Stat P-value Lower 95% Upper 95% Lower 95.0% Upper 95.0%
Intercept 0.168269944 0.132818363 1.266917766  0.208417612 -0.095557445 0.432097334 -0.095557445 0.432097334
Govt WARG 0.386738625 3.851150199 0.10042159  0.920230545 -7.263098925 8.036576175 -7.263098925 8.036576175
% D # of Apts -0.285606814 0.054604681  -5.230445579  1.07371E-06 -0.394072316  -0.177141311 -0.394072316 -0.177141311
% Change in FFO per Unit v. WARG (Govt), % Change in # of Apts, % in MSA
Reoression Statistics
Multiple R 0.482364534
R Square 0.232675543
Adjusted R Square 0.207098061
Standard Error 0.272467673
Observations 94
ANOVA
) df S MS F Significance F
Regression 3 2.026022059 0.675340686  9.096890161 2.54039E-05
Residual %0 6.681476932 0.074238633
Total 93 8.707498991
. Coeffici Standard Error ¢ Stat Peyalue Lower 95% Upper 95% Lower 95.0% Upper 95.0%
Intercept 0.219853332 0.185049705 1.18807718  0.237928823 -0.14777991 0.587486574 -0.14777991 0.587486574
Govt WARG 0.55191972 3.890731793 0.14185499 0.88751161 -7.177691856 8.281531295 -7.177691856 8.281531295
%D # of Apts -0.291217725 0.056602881  -5.144927617  1.55512E-06 -0.403669137  -0.178766313 -0.403669137 -0.178766313
% Total in MSA -0.068761794 0.170911362 -0.4023243  0.688399321 -0.408306772 0.270783184 -0.408306772 0.270783184
% Change in FFO per Unit v. WARG (NREI), % Change in # of Apts
Regression Statistics
Multiple R 0.609000884
R Square 0.370882076
Adjusted R Square 0.357055309
Standard Error 0.245353382
Observations 94
ANOVA
df 55 MS F Significance F
Regression 2 3.229455305 1.614727653  26.82348386 6.95518E-10
Residual 91 5.478043686 0.060198282
Total 93 8.707498991
Coeffici Standard Error ¢ Stat P-value Lower 95% Upper 95% Lower 95.0% Upper 95.0%
Intercept -0.171119462 0.08327293  -2.054923033  0.042753233 -0.336530925  -0.005707999 -0.336530925 -0.005707999
NREI WARG 9.219180468 2.05108359 4.494785347  2.04482E-05 5.144954469 13.29340647 5.144954469 13.29340647
% D # of Apts -0.319535469 0049967848  -6.394821505  6.78966E-09 -0.418790471 -0.220280467 -0.418790471 -0,220280467
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Appendix 13
Panel Data Results

% Change in FFO per Unit v. WARG (NREI), % Change in # of Apts, % in MSA

Regression Statisties
Multiple R 0.609824364
R Square 0.371885755
Adjusted R Square 0.350948613
Standard Error 0.246515813
Observations 94
ANOVA
a 55 MS F Sipnificance F
Regression 3 3,238194833 1079398278 17.7620118 3.86691E-09
Residual 90 5.469304158 0.060770046
Total 93 8707498991
Coefficients Standard Errer 4+ Stat P-value Lover 95% Upper 95% Lower 95.0% Upper 95.0%
Intercept -0.225817183 0166745071  -1.354266018  0.179042033 -0.557085102 0,105450737 -0.557085102 0.105450737
NREI WARG 9.361885466 2.094876355 4.468944166  2.28128E-05 5.200051295 13.52371964 5,200051295 13.52371964
% D # of Apts -0.315202472 0.051488356  -6.121820465  2.37293E-08 -0.417492995  -0.212911948 -0.417492995 -0.212911948
% Total in MSA 0.059277606 0.156311688 0.379226955  0.705412596 -0.251262596 0.369817807 -0.251262596 0.369817807
% Change in FFO per Unit v. WAEG, WASG, % Change in # of Apts
Regression Statistics
Multiple R 0.517045731
R Square 0.267336288
Adjusted R Square 0.242914165
Standard Error 0.266242757
Observations 94
ANQVA
da 55 MS F Sipni F
Regression 3 2.327830462 0.775943487  10.94647998 3.38301E-06
Residual 90 6.379668529 0.070885206
Total 93 8.707498991
Coeffici Standard Error ¢ Stat P-valye Louer 95% Upper 95% Lower 95.0% Upper 95.0%
Intercept 0.153434738 0.114217594 1.34335466  0.182534681 -0.073478266 0.380347742 -0.073478266 0.380347742
WAEG 6.064926759 3376533686 1796199097  0.075818211 -0.643141352 1277299487  -0.643141352 12.77299487
WASG -7.589092059 4411305147  -1.720373405  0.088801221 -16.35291263 1174728515  -16.35291263 1,174728515
% D # of Apts -0.300697858 0.054308329  -5.536864495  3.01495E-07 -0.408590746  -0.192804971 -0.408590746 -0.192804971
% Change in FFO per Unit v. WAED, % Change in # of Apts
Repression S'tatistics
Multpie R 0.516087308
R Square 0.266346109
Adjusted R Square 0.250221848
Standard Error 0.264954703
Observations 94
ANOVA
a 5 MS F Sipnificance F
Regression 2 2.319208475 1159604238  16.51834483 7.58317E-07
Residual 91 6.388290516 0.070200995
Total 93 8.707498991
Coefficients Standard Error 4 Stat P-vatue Lower 95% Upper 95% Lower 95.0% Upper 95.0%
Intercept 0.116609875 0.043341535 2.690487892  0.008488934 0.030517231 0.202702519 0.030517231 0.202702519
WAED 6.505457509 3.116218748 2087612595  0.039627788 0.315471151 12.69544387 0.315471151 12.69544387
% D # of Apts -0.298556085 0.053698944  -5.559812975  2.67743E-07 -0.405222452  -0.191889719 -0.405222452 -0.191889719
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Appendix 13

Panel Data Results

% Change in FFO per Unit v. WARG (Govt), WAEG, WASG, % Change in # of Apts

Repression Stalistics
Multiple R 0.519771761
R Square 0.270162684
Adjusted R Square 0.237361007
Standard Error 0.267217407
Observations 94
ANOVA
daf 55 MS F Sionificance F
Regression 4 2.352441298 0.588110324  8.236246059 1.0672E-05
Residual 89 6.355057693 0.071405143
Total 93 8.707498991
Coeffici Standard Error ¢ Siat P-value Lower 95% Upper 95% Lower 95.0% Upper 95.0%
Intercept 0.224421194 0.16661805 1.346920059  0.181425705 -0.106645143 0.555487531 -0.106645143 0.555487531
Govt WARG -2.353873163 4.009448313  -0.587081558  0.558635317 -10.32055724 5.612810912 -10.32055724 5.612810912
WAEG 6.713165449 3.564238977 1.88347793  0.062901153 -0.368897639 13.79522854 -0.368897639 13.79522854
WASG -8.166658258 4535437636  -1.800632908  0.075148178 -17.17847135 0.845154832 -17.17847135 0.845154832
% D # of Apts -0.30217881 0054565479  -5.537911817  3.06562E-07 -0.410599195  -0.193758424 -0.410599195 -0.193758424
% Change in FFO per Unit v. WARG (NREI), WAEG, WASG, % Change in # of Apts, % in MSA
Repression Statistics
Multiple R 0.519965261
R Square 0.270363872
Adjusted R Square 0.228907274
Standard Error 0.268694357
Observations 94
ANQVA
df 55 MS F Significance F
Regression 5 2.354193145 0.470838629  6.521612583 3.33279E-05
Residual 88 6.353305846 0.072196657
Total 93 8.707498991
Coefficients Standard Evrer i Stat P-value Lower 95% Upper 95% Lower 95.0% Upper 95.0%
Intercept 0.236556717 0.184766332 1.280302064  0.203803444 -0.130627826 0.60374126 -0.130627826 0.60374126
Govt WARG -2.276284708 4062261126  -0.560349184 0.57666509 -10.3491813 5.796611886 -10.3491813 5.796611886
WAEG 6.861115981 3.707656627 1850526268  0.067593052 -0.50707814 14.2293101 -0.50707814 14.2293101
WASG -7.732007623 5.346398957  -1.446208501  0.151671098 -18.35686028 2.892845035 -18.35686028 2.892845035
%D # of Apts -0.304130632 0.056279624  -5.403920833  5.50494E-07 -0.415974645 -0.19228662 -0.415974645 -0.19228662
% Total in MSA -0.03443998 0.221092168 -0.15577205  0.876569477 -0.473814545 0.404934584 -0.473814545 0.404934584
% Change in FFO per Unit v. WARG (NREI), WAEG, WASG, % Change in # of Apts
Regression Statistics
Multiple R 0.643937156
R Square 0.414655061
Adjusted R Square 0.388347424
Standard Error 0.239308237
Obscrvations 94
ANOVA
df S5 MS F Sipnifu F
Regression 4 3.610608529 0.902652132  15.76177482 8.68552E-10
Residual 89 5096890462 0.057268432
Total 93 8.707498991
Cotfficients Standard Error ¢ Stat P-value Louer 95% Upper 95% 1 ouer 95.0% Upper 95.0%
Intercept -0.495961528 0.17136725 -2.89414417  0.004780869 -0.83646442  -0.155458637 -0.83646442 -0.155458637
NREI WARG 10.97774262 2319502944 4.732799605  8.29177E-06 6.368942172 15.58654306 6.368942172 15.58654306
WAEG 6.822002339 3.039158435 2244701119  0.027266035 0.783262537 12.86074214 0.783262537 12.86074214
WASG 2.09593434 4.461961296 0.469733868  0.639694053 -6.769882907 10.96175159 -6.769882907 10.96175159
% D # of Apts -0.321877929 0.049018919  -6.566402022  3.34904E-09 -0.419277424 -0.224478434 -0.419277424 -0.224478434
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Appendix 13

Panel Data Results

% Change in FFO per Unit v. WARG (NREI), WAEG, WASG, % Change in # of Apts, % in MSA

Rapression Statistics

Multiple R 0.651675271
R Square 0.424680659
Adjusted R Square 0.39199206
Standard Error 0.238594192
Observations 94
ANOVA
af S MS F Significance F
Regression 5 3697906412 0739581282 1299170578 1.8085E-09
Residual 88 5.009592579  0.056927188
Total 93 8.707498991
Coefficients Standard Erver t Stat P-value Lower 95% Upper 95% Lower 95.0% Upper 95.0%
Intercept -0.427329641 0179620073  -2.379075087  0.019517894 -0.784287068  -0.070372215  -0784287068  -0.070372215
NREI WARG 11.56792106 2.361179788 4.899212302  4.34513E-06 6.875568783 16.26027335 6.875568783 16.26027335
WAEG 8.073856409 3194273344 2527603476 0.013269833 1725004469  14.42180835 1725904469  14.42180835
WASG 5.589548542 5.267780152 1061080537  0.29155679 -4.879083527 1605818061  -4.879083527  16.05818061
%D # of Apts -0.337327425 0050439915 -G.687708075  2.00856E-09 -0.437566233  -0.237088616  -0.437566233  -0.237088616
% Total in MSA -0.246353741 0.198937736  -1.238345953  0.218881158 -0.641700993  0.148993511  -0.641700993  0.148993511
% Change in Rental Revenue per Unit v. WARG (Govt), % Change in # of Apts
Repmasion Statistics
Multiple R 0.456155107
R Square 0.208077482
Adjusted R Square 0.190672591
Standard Error 0.264942101
Observations 94
ANOVA
4 55 MS F Significance F
Regression 2 1678362381  0.839181191  11.95511582 2.45506E-05
Residual 91 6.387682854  0.070194317
Total 93 8.066045235
Coefliient. Standard Error £ Stat P-value Lower 95% Upper 95% Lower95.0% ___ Upper 950%
Intercept 0.071104609 0.129748807  0.548017439  0.585021737 -0.186625483 03288347  -0.186625483 0.3288347
Govt WARG 3.211946457 3762146514 0853753687  0.395483292 -4.261096188 10.6849891  -4.261096188 10.6849891
% D # of Apts -0.256357803 0.053342716  -4.805863329  6.05084E-06 0362316566 -0.15039904  -0.362316566  -0,15039904
% Change in Rental Revenue per Unit v. WARG (Govt), % Change in # of Apts, % in MSA
Regression Statistice
Multiple R 0.472350075
R Square 0.223114593
Adjusted R Square 0.197218413
Standard Ervor 0.263868503
Observations 94
ANOVA
i 55 MS F Sienificana F
Regression 3 1799652404  0.599884135  B.615733734 4.35093E-05
Residual % 6.266392832  0.069626587
Total 93 8.066045235
Coeffici Standard Error t Stat P-yalue Lower 95% Upper 95% Lower950% ___ Upper 95.0%
Intercept 0.23498657 0.179209476 1311239647  0.193112368 0121044047 0591017186  -0.121044047 0591017186
Govt WARG 3736731722 3767939019 0991717675  0.323994093 -3748030773 1122239422  -3748030773  11.22239422
%D # of Apts -0.274183835 0054816475  -5.001850867  2.79015E-06 -0.383086243  -0.165281426  -0.383086243  -0,165281426
% Total in MSA -0.21845827 0165517343 -1.319851238  0.190232041 -0.547287097  0.110370557  -0.547287097  0.110370557
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Appendix 13

Panel Data Results

% Change in Rental Revenue per Unit v. WARG (NREI), % Change in # of Apts

Regresrion Statistics
Multiple R 0566517557
R Square 0.320942143
Adjusted R Square 0.306017794
Standard Error 0.245336983
Observations 94
ANOVA
df 58 MS F Sipnificance F
Regression 2 2.588733839 1.29436692 2150459983 2.2478E-08
Residual 91 5.477311396 0.060190235
Total 93 8.066045235
Coefficients Standard Brror ¢ Stat P-value Louver 95% Upper 95% Lower95.0%  Upper 95.0%
Intercept -0.134494867 0.083267364  -1.615217059  0.109725752 -0.299895274 0.03090554 -0.299895274 0.03090554
NREI WARG 8.197360469 2.050946494 3.996867053  0.000130238 4123406795 12.27131414 4.123406795 12.27131414
% D # of Apts -0.286935222 0.049964508  -5.742780888  1.21808E-07 -0.38618359  -0.187G86855 -0.38618359 -0.187686855
% Change in Rental Revenue per Unit v. WARG (NREI), % Change in # of Apts, % in MSA
Regression Statistics
Multiple R 0.56893285
R Square 0.323684588
Adjusted R Square 0.301140741
Standard Error 0.246197543
Observations 94
ANOVA
a 55 MS F Sipnificance F
Regression 3 2.610854529 0.870284843  14.35800141 1.00922E-07
Residual 920 5.455190706 0.06061323
Total 93 8.066045235
Coefficients Standard Errer ¢ Stat P-value Lower 95% Upper 95% Lower 95.0% Upper 95.0%
Intercept -0.047473766 016652979  -0.285076719  0.776240357 -0.378313994 0.283366462  -0.378313994 0.283366462
NREI WARG 7.970324572 2.092171712 3.809593891  0.000254111 3.813863643 12.1267855 3.813863643 12.1267855
% D # of Apts -0.293828786 0.051421881  -5714080888  1.41119E-07 -0.395987245  -0.191670327 -0.395987245  -0.191670327
% Total in MSA -0.094307449 0.156109878  -0.604109429  0.547290698 -0.40444672 0.215831821 -0.40444672 0.215831821
% Change in Rental Revenue per Unit v. WAEG, WASG, % Change in # of Apts
_Repression Statistics
Multiple R 0.495503148
R Square 0.24552337
Adjusted R Square 0.220374148
Standard Error 0.260035097
Observations 94
ANOVA
4f S5 MS F Significance F
Regression 3 1.980402605 0660134202  9.762663001 1.21789E-05
Residual 90 6.08564263 0.067618251
Total 93 8.066045235
Coeffici Standard Error ¢ Stat P-value Lower 95% Upper 95% Lower 95.0% Upper 95.0%
Intercept 0.228474773 0.111554521 2.048099633  0.043463913 0.006852425 0.45009712 0.006852425 0.45009712
WAEG 4840146013 3.297807127 1.4676862  0.145675609 -1.711518174 11.3918102 -1.711518174 11.3918102
WASG -9.431668777 4.308452072  -2.189108436  0.031176579 -17.99115393  -0.872183624 -17.99115393 -0.872183624
% D # of Apts -0.275491938 0.053042087  -5.193836681  1.27113E-06 -0.380869217  -0.170114659 -0.380869217 -0.170114659
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Panel Data Results

% Change in Rental Revenue per Unit v. WAED, % Change in # of Apts

Regression Statistics
Multiple R 0485615925
R Square 0.235822827
Adjusted R Square 0.219027724
Standard Error 0.260259542
Observations 94
ANOVA
a4 S5 MS F Significance F
Regression 2 1902157586 0951078793  14.04116608 4.8454E-06
Residual 91 6163887649  0.067735029
Total 93 8.066045235
Coeffici Standard Ervor t Stat P-valne Lower 95% Usper 95% Lower 95.0% Upper 95.0%
Intercept 0.117540483 0.042573496  2.760883966  0.006971971 0032073454  0.202107511 0032973454  0.202107511
WAED 6.167237613 3.060997424 2014780399  0.046879037 0.086941642 12.24753358 0.086941642 12.24753358
% D # of Apts 0.269039883 0.052747365  -5.100536886  1.83651E-06 -0.373816055  -D.164263711  -D.373816055  -0.164263711
% Change in NOI per Unit v. WARG (Govt), % Change in # of Apts
Repression Sltatistics
Multiple R 0.462918193
R Square 0.214293253
Adjusted R Square 0.197024973
Standard Error 0.263615731
Observations 94
ANOVA
i 55 MS F Significanas
Regression 2 1724773429 0.862386715  12.40964655 1.71535E-05
Residual 91 6323886078 0.069493254
Total 93 8.048659507
Coeffici Standard Brror ¢ Stat P-value Lower 95% Upper 95% Lower95.0% Usper 95.0%
Intercept 0.091540666 012909925 070907202  0.480092494 -0.164899161  0.347980492  -0.164899161 0347980492
Govt WARG 3.048631947 3743312211 0.814420966  0.41753001 -4.386998665 1048426256  -4.386998665  10.48426256
%D # of Apts -0.260412086 0.053075668  -4.906430667  4.04444E-06 -0.365840392  -0.154983781  -0,365840392  -0.154983781
% Change in NOI per Unit v. WARG (Govt), % Change in # of Apts, % in MSA
Regression Stafishies
Multiple R 0.475681881
R Square 0.226273251
Adjusted R Square 0.20048236
Standard Error 0.263047591
Observations 94
ANOVA
4f S5 MS F Sipnifi F
Regression 3 1821196357  0.607065452  8.773378402 3.64542E-05
Residual 90 6227463151 0.069194035
Total 93 8.048659507
Coefficient, Standard Error ¢ Stat P-valye Lower 95% Upper 95% Lower 95.0% Upper 95.0%
Intercept 0.237660366 0178651943 1330298241  0.186781154 -0.117262616 0592583347  -0.117262616  0.592583347
Govt WARG 3516538633 3756216709 0936191627  0.351679867 3945835466 10.97891273  -3.945835466  10.97891273
%D # of Apts -0.276306053 0.054645938  -5.056206314  2.23583E-06 -0.384B69650  -0.167742447  -0.384869659  -0.167742447
% Total in MSA -0.194780784 0.165002408  -1.180472376  0.240922897 -0.522586603 0133025034 -0.522586603  0.133025034
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o Change in NOI per Unit v. WARG (NREI), % Change in # of Apts

Repression Statistics
Multiple R 0.558184621
R Square 0.311570071
Adjusted R Square 0.296439743
Standard Error 0.246757836
Observations 94
ANOVA
7 55 MS F Significance -
Regression 2 2.507721418 1.253860709  20.59242004 4.1939E-08
Residual 91 5.540938089 0.06088943
Total 93 8.048659507
Coeffc Standard Error 7 Stat Pvaluz Lower 95% Usper 95% ___ Lower 95.0% . Usper 95.0%
Intercept -0.09714968 0.083749602  -1.160001699 0.24908253 -0.263507993 0.069208632 -0.263507993 0.069208632
NREI WARG 7.611661506 2062824416 368992215  0.000381715 3514113796 11.70920922 3.514113796 11.70920922
% D # of Apts -0.288814202 0.050253874  -5.747103211  1.19547E-07 -0.38863736  -0.188991044 -0.38863736 -0.188991044
% Change in NOI per Unit v. WARG (NREI), % Change in # of Apts, % in MSA
Repression Statistics
Multiple R 0.55990982
R Square 0.313499007
Adjusted R Square 0.290615641
Standard Error 0.247777067
Observations 94
ANOVA
4 55 MS F Significance F
Regression 3 2.523246764 0.841082255  13.69986396 1.94814E-07
Residual 90 5.525412744 0.061393475
Total 93 8.048659507
Coefficients Siandard Brrer 1 Stat P-valye Lower 95% Usper 95% Lower 95.0% Upper 95.0%
Intercept -0.0242466 0.167598192 -0.14467101 0.88529411 -0.357209392 0.308716193 -0.357209392 0.308716193
NREI WARG 7.421459175 2.105594412 3524638521  0.000669006 3.23833173 11.60458662 3.23833173 11.60458662
%D # of Apts -0.294589376 0051751787  -5.692351779  1.54969E-07 -0.397403251  -0.191775502 -0.397403251 -0.191775502
% Total in MSA -0.079007315 0.157111429  -0.502874399  0.616280979 -0.39113634 0.233121709 -0.39113634 0.233121709
% Change in NOI per Unit v. WAEG, WASG, % Change in # of Apts
Repression Statistic
Multiple R 0.49891452
R Square 0.248915698
Adjusted R Square 0.223879555
Standard Error 0.259170082
Observations 94
ANOVA
4f EXY MS F Significance
Regression 3 2.003437702 0.667812567  9.942254062 1.00064E-05
Residual 90 6.045221806 0.067169131
Total 93 8.048659507
Coeffic Standard Ervor t Stat P-valu Lower 95% Upper 95% ___ Lower 95.0% ___ Usper 95.0%
Intercept 0.209244638 0.111183431 1.881976804  0.063070765 -0.011640476 0.430129752 -0.011640476 0.430129752
WAEG 5.358168071 3.286836867 1.630189841  0.106556413 -1.171701797 11.88803794 -1.171701797 11.88803794
WASG -8.585456962 429411987  -1.999351956  0.048586303 -17.11646872  -0.054445209 -17.11646872 -0.054445209
% D # of Apts -0.277851091 0.052865641 -5.25579726  9.83289E-07 -0.38287783  -0.172824353 -0.38287783 -0.172824353
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Panel Data Results

% Change in NOI per Unit v. WAED, % Change in # of Apts

Regression Statistics
Multiple R 0.494077817
R Square 0.244112889
Adjusted R Square 0.227499985
Standard Error 0.258564889
Observations 94
ANOVA
df pYy MS F Significance F
Regression 2 1.964781525 0982390762  14.69417362 2.94979E-06
Residual 91 6.083877982 0.066855802
Total 93 8.048659507
Coeffici Standard Error ¢ Stat P-yalue Lower 95% Upper 95% Lower 95.0% Upper 95.0%
Intercept 0.13127116 0.042296283 3.103609806  0.002547457 0.04725478 0.215287539 0.04725478 0.215287539
WAED 6.290954033 3.041066064 2068667336  0.041414218 0.250249267 123316588 0.250249267 12.3316588
% D # of Apts -0.273316072 0.052403907  -5.215566731  1.14216E-06 -0.377410005  -0.169222138 -0.377410005 -0.169222138
% Change in NOI per Unit v. WARG (Govt), WAEG, WASG, % Change in # of Apts
Regression Statisties
Multiple R 0.499228891
R Square 0.249229486
Adjusted R Square 0.215486991
Standard Error 0.260567579
Observations 94
ANOVA
df S5 MS F Sipnificance F
Regression 4 2.00596327 0501490818  7.386219829 3.48757E-05
Residual 89 6.042696237 0.067895463
Total 93 8.048659507
Coefficients Standard Error ¢t Stat P-value Lower 95% Upper 95% Lower 95.0% Usper 95.0%
Intercept 0.186504563 0.162471683 1147920418 0.25407762 -0.136323036 0.509332162 -0.136323036 0.509332162
Govt WARG 0.754048813 3.909671351 0.19286757  0.847502122 -7.014380673 8.522478299 -7.014380673 8.522478299
WAEG 5.150508788 3.475541254 1.481929982  0.141891036 -1.75531391 12.05633148 -1.75531391 1205633148
WASG -8.400437177 4422571188  -1.899446458  0.060744531 -17.18798716 0.387112808 -17.18798716 0.387112808
% D # of Apts -0.277376677 0053207592  -5.213103393  1.19437E-06 -0.383098972  -0.171654383 -0.383098972 -0.171654383
% Change in NOI per Unit v. WARG (NREI), WAEG, WASG, % Change in # of Apts
_ Regrssion Statisties
Multiple R 0.582775772
R Square 0.339627601
Adjusted R Square 0.309947942
Standard Error 0.244377507
Observations 94
ANOVA
' 55 MS F Significance F
Regression 4 2.733546919 0.68338673  11.44311017 1.54097E-07
Residual 89 5.315112589 0.059720366
Total 93 8.048659507
Coefficienss Standard Error 1 Stat P-value Lower 95% Usper 95% Lower 95.0% Upper 95.0%
Intercept -0.280678488 0.174997326 -1.60390158  0.112278803 -0.628394258 0.067037283 -0.628394258 0.067037283
NREI WARG 8.281923159 2368637017 3.496493172  0.000737587 3.57549441 12.98835191 357549441 12.98835191
WAEG 5.920327553 3103536984 1.910506491  0.059287623 -0.237330986 12.09598609 -0.237330986 12.09598609
WASG -1.278795909 4556479104 -0.2806544  0.779626859 -10.33241793 7.774826108 -10.33241793 7.774826108
% D # of Apts -0.293829943 0.050057288 -5.869873423  7.36604E-08 -0.393292653 -0.194367232 -0.393292653 -0.194367232
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% Change in N.I. per Unit v. WARG (Govt), % Change in # of Apts

Appendix 13

Panel Data Results

Repression Statistics

Multiple R 0.284662581
R Square 0.081032785
Adjusted R Square 0.060611292
Standard Error 0.762736123
Observations 93
ANOVA
df 55 MS F Significance F
Regression 2 4.616915106 2308457553  3.968014613 0.022310063
Residual 920 52.35897546 0.581766394
Total 92 56.97589057
Coeflicients Standard Error ¢ Stat P-value Lower 95% Upper 95% Lower 95.0% Upper 95.0%
Intercept 0.801646175 0.373565581 2.145931574  0.034569701 0.059493544 1.543798806 0.059493544 1.543798806
Govt WARG -15.08132014 10.83240791 -1.392240789  0.167280093 ~36.60177183 6.439131553 -36.60177183 6.439131553
% D # Apts -0.379261172 0.154118634  -2.460839175  0.015769403 -0.685444491 -0.073077852 -0.685444491 -0.073077852
% Change in N.I. per Unit v. WARG (Govt), % Change in # of Apts, % in MSA
Repression Statistics
Multiple R 0.311739907
R Square 0.09718177
Adjusted R Square 0.066749694
Standard Error 0.760240003
Observations 93
ANOVA
& 55 MS F Significanse F
Regression 3 5.537017869 1.845672623  3.193399366 0.027370663
Restdual 89 51.4388727 0.577964862
Total 92 56.97589057
Coefficients Standard Error ¢ Stat P-value Lower 95% Upper 95% Lower 95.0% Upper 95.0%
Intercept 0.348778534 0.517171716 0.674395995  0.501807599 +0.678830093 1.376387161 -0.678830093 1.376387161
Govt WARG -16.51048694 10.85621079  -1.520833305  0.13184G633 -38.08153485 5.060560965 -38.08153485 5.060560965
%D # Apts -0.331520359 0.158205622 -2.09550302  0.038966492 -0.645871391 -0.017169328 -0.645871391 -0.017169328
% Total in MSA 0.604507195 0.479108664 1.261732964  0.210341671 -0.347471 1.55648539 -0.347471 1.55648539
% Change in N.I. per Unit v. WARG (NREI), % Change in # of Apts
Reoression Statistics
Multiple R 0.292739102
R Square 0.085696182
Adjusted R Square 0.065378319
Standard Error 0.760798369
Observations 93
ANOVA
al S8 MS F Stpnificance F
Regression 2 4882616274 2441308137  4.217775429 0.017744918
Residual 90 52.0932743 0.578814159
Total 92 56.97589057
Coeffici Standard Error ¢ Stat P-yalue Lower 95% Upper 95% Lower 95.0% Upper 95.0%
Intcrcept -0.089229329 0.26349678 -0.338635368  0.735673201 -0.612711252 0.434252594 -0.612711252 0.434252594
NREI WARG 10.00693098 6.449691844 1.551536293  0.124282749 -2.806497291 22.82035925 -2.806497291 22.82035925
% D # Apts -0.410790684 0.155218338 -2.646534478  0.009599047 -0.719158757 -0.102422611 -0.719158757 -0.102422611
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% Change in N.L per Unit v. WARG (NREI), % Change in # of Apts, % in MSA

Regression Statistics
Multiple R 0.324361935
R Square 0.105210665
Adjusted R Square 0.075049226
Standard Error 0.75685199
Observations 93
ANOVA
af 55 MS F Sipnificance F
Regression 3 5.994471321 1998157107  3.488250918 0.019007536
Residual 89 5098141925 0.572824935
Total 92 56.97589057
Coefficients Standard Error ¢ Sat P-value Lower 95% Upper 95% Lower 95.0% Upper 95.0%
Intercept -0.70259208 0512383223  -1.371223818  0.173752795 -1.720686079 0.315501919 -1.720686079 0.315501919
NREI WARG 11.51636759 6.507066434 1.769824806  0.080181188 -1.413027805 24.44576298 -1.413027805 24.44576298
% D # Apts -0.362697913 0.15822466 -2.29229699  0.024246814 -0.677086772  -0.048309053 -0.677086772 -0.048309053
% Total in MSA 0670247843 0.481085532 1393198918  0.167029603 -0.285658344 1.62615403 -0.285658344 1.62615403
% Change in N.I. per Unit v. WAEG, WASG, % Change in # of Apts
Regression Statistics
Multiple R 0.270225609
R Square 0.07302188
Adjusted R Square 0.041775426
Standard Error 0.770345056
Observations 93
ANQVA
L4 55 MS F Sipnificance F
Repression 3 4.16048663 1386828877 2.33696537 0.07904243
Residual 89 52.81540394 0.593431505
Total 92 56.97589057
Corfficient. Standard Error t Siat P-value Louer 95% Upper 95% Lower 95.0% Upper 95.0%
Intercept -0.017450519 0.330511824 -0.05279847 0.95801081 -0.674170117 0.63926908 -0.674170117 0.63926908
WAEG 2919357936 9.77066916 0.298787922  0.765798402 -16.49474304 22.33345891 -16.49474304 22.33345891
WASG 10.48385163 12.77597571 0.820591074 0.41407171 -14.90172621 35.86942947 -14.90172621 35.86942947
% D # Apts -0.357484294 0.157599922  -2.268302482  0.025729948 -0.670631813  -0.044336776 -0.670631813 -0.044336776
% Change in N.I. per Unit v. WAED, % Change in # of Apts
Repression Statistics
Multiple R 0.247700793
R Square 0.061355683
Adjusted R Square 0.04049692
Standard Error 0.770858799
Observations 93
ANOVA
df Ss MS F Significance F
Regression 2 3.495794679 1.74789734 2941482396 0.057882526
Residual 90 53.48009589 0.594223288
Total 92 56.97589057
Coefficients Standard Error ¢ Stat P-value Lower 95% Upper 95% Lower 95.0% Upper 95.0%
Intercept 0.305666265 0.126680741 241288663  0.017854518 0.053993066 0.557339464 0.053993066 0.557339464
WAED -0.950974032 9.066529657 -0.104888427  0.916697748 -18.96320318 17.06125511 -18.96320318 17.06125511
% D # Apts -0.375550171 0.156777232 -2.395438202  0.018672124 -0.687015257 -0.064085086 -0.687015257 -0.064085086

The Correlation Between Market Fundamentals and Apartment REIT Performance

125



Appendix 13

Panel Data Results

% Change in N.I. per Unit v. WARG (Govt), WAEG, WASG, % Change in # of Apts
-4 P ge P

Regression Statistics

Multiple R 0.308032069
R Square 0.094883755
Adjusted R Square 0053742108
Standard Error 0.765519759
Observations 93
ANOVA
4 S5 MS F Sipnificance F

Regression 4 5.40608647 1351521617  2.306270198 0.064400989
Residual 88 51.5698041 0.586020501
Total 92 56.97589057

Coefficients Standard Ervor ¢ Stat P-value Lower 95% Upper 95% Lower 95.0% Upper 95.0%
Intercept 0.487789421 0.477462202 1.021629394  0.309756716 -0.461067107 1.436645948 -0.461067107 1.436645948
Govt WARG -16.74902059 11.48832067  -1.457917225- 0.148423039 -39.57966143 6.081620255 -39.57966143 6.081620255
WAEG 7.527960758 10.21108363 0.737234267  0.462941052 -12.76443791 27.82035943 -12.76443791 27.82035943
WASG 6.358535096 13.00744955 0.48883796  0.626172515 -19.4910575 32.20812769 -19.4910575 32.20812769
% D # Apts -0.367685177 0.156768966  -2.345395187  0.021255556 -0.679230794  -0.056139561 -0.679230794 -0.056139561

% Change in N.I. per Unit v. WARG (Govt), WAEG, WASG, % Change in # of Apts, % in MSA

Regrescion Statistict
Multiple R 0.316705279
R Square 0.100302234
Adjusted R Square 0.048595465
Standard Error 0.767598745
Observations 93
ANOVA
a S5 MS F Signife F
Regression 5 5.714809081 1142961816  1.939827938 0.095832298
Residual 87 51.26108149 0.589207833
Total 92 56.97589057
Coefficients Standard Error + Stat P-value Lower 95% Upper 95% Lower 95.0% Upper 95.0%
Intercept 0.325517215 0.528645553 0.615757029  0.539662493 -0.725223826 1.376258256 -0.725223826 1376258256
Govt WARG -17.76950716 11.60546794  -1.531132329  0.129364941 -40.83664806 5.297633739 ~40.83664806 5.297633739
WAED -0.605635836 15.27345928  -0.039652827  0.968460764 -30.96331199 29.75204031 -30.96331199 29.75204031
WAEG 6.167958617 16.52446567 0373262212 0.709861247 -26.67622999 39.01214723 -26.67622999 39.01214723
%D # Apts -0.342379154 0.161035383  -2126111346  0.036327081 -0.662454647  -0.022303662 -0.662454647 -0.022303662
% Total in MSA 0.458639346 0.633609011 0.723852309  0.471098331 -0.800728085 1.718006776 -0.800728085 1.718006776
% Change in N.I. per Unit v. WARG (NREI), WAEG, WASG, % Change in # of Apts
Repression Statistics
Multiple R 0.363660325
R Squere 0.132248832
Adjusted R Square 0.092805597
Stendard Eeror 0.749552105
Observations 93
ANOVA
da S5 MS F Significance ¥
Regression 4 7.534994994 1.883748748  3.352890111 0.013277201
Residual 88 49.44089558 0.561828359
Total 92 56.97589057
Coeffici Standard Error £ Stat P-value Lower 95% Upper 95% Lower 95.0% Upper 95.0%

Intercept -1.082686755 0.540688153 -2.002423669  0.048317696 -2.157191671 -0.008181839 -2.157191671 -0.008181839
NREI WARG 18.03903464 7.360543208 2450774913  0.016232981 3.411490434 32.66657884 3.411490434 3266657884
WAEG 4,108420261 9.519314099 0.431587845  0.667096531 -14.80923076 23.02607128 -14.80923076 23.02607128
WASG 26.18094234 13.98414731 1872187254  0.064501954 -1.609633313 53.971518 -1.609633313 53.971518
% D # Apts -0.387597908 0.153837524  -2519527739  0.013556643 -0.693317896 -0.081877921 -0.693317896 -0.081877921
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Panel Data Results

% Change in N.1. per Unit v. WARG (NREI), WAEG, WASG, % Change in # of Apts, % in MSA

Regression Statistics

Multiple R 0.363665818
R Square 0.132252827
Adjusted R Square 0.0823823
Standard Error 0.753845833
Observations 93
ANOVA
af 55 MS F Significance F

Regression 5 7.535222624 1.507044525  2.651923591 0.027978548
Residual 87 49.44066794 0.56828354
Total 92 56.97589057

Coefficients Standard Error ¢ Stat P-value Lower 95% Usper 95% Lower 95.0% Upper 95.0%
Intercept -1.08606074 0.569317415  -1.907654167 0.05973484 -2.217641568 0.045520089 -2.217641568 0.045520089
NREI WARG 18.00587515 7.585850022 2373613385  0.019816298 2928165899 33.08358439 2928165899 33.08358439
WAED -26.00013739 1671572125  -1.555430185  0.123474072 -59.22446743 7.224192661 -59.22446743 7.224192661
WAEG 30.04432644 18.74850731 1602491652  0.112671677 -7.220388936 67.30904182 -7.220388936 67.30904182
%D # Apts -0.386826446 0.159448133  -2.426033085  0.017330005 -0.703747105  -0.069905787 -0.703747105 -0.069905787
% Total in MSA 0.012667418 0.632929077 0.020013962  0.984078065 -1.245348568 1.270683404 -1.245348568 1.270683404

% Change in Market Cap per Unit v. WARG (Govt), % Change in # of Apts

Repression Statittics

Multiple R 0322700136
R Square 0.104135377
Adjusted R Square 0.083774818
Standard Exor 0337051972
Observations 91
ANOVA
daf 55 MS F Sipnifi F
Regression 2 1162070099 058103505  5.114563623 0.007918903
Residual 88 9.997154817  0.113604032
Total 90 11.15922492
Coefici Standard Brror 1 Stat P-value Lower 95% Upper 95% Lower 95.0% __ Usper 95.0%
Intercept 0.309827468 0167909159  1.845208867  0.068370533 -0.023856958  0.643511895  -0.023856958 0643511895
GOVT WARG -3.395374461 485525035  -0.699318866  0.486197135 130441896 6.253440681  -130441896  6.253440681
% D # Apts -0.332003899 0.105641918  -3.142728818  0.00228132 -0.541945174 0122062625 -0.541945174  -0.122062625
% Change in Market Cap per Unit v. WARG (Govt), % Change in # of Apts, % in MSA
Regression Statistics
Multiple R 0.326902145
R Square 0.106865013
Adjusted R Square 0.076067254
Standard Error 0.338466695
Observations 91
ANOVA
4 S5 MS F Sipnifi F
Regression 3 1192530711 0397510237  3.469895825 0019540472
Residual 87 9.966694205  0.114559704
Total 90 1115922492
Coefficients Standard Error ! Stat P-valve Lower 95% _Upper95% Lower 95.0% Upper 95.0%

Intercept 0391312642 0231089794  1.693335894  0.093969407 -0.068003678  0.850628063  -0.068003678 0.850628963
GOVT WARG -3.075956624 4914831495 -0.625851899  0.533050558 1284472348 6.692810235  -12.84472348  6.692810235
%D # Apts -0.340559461 0107374987  -3.171683376  0.002094049 -0.553979020  -0.127139893  -0.553979029  -0.127139893
% Total in MSA -0.111028021 0.215317451  -0.515648037  0.607408176 -0.538095081  0.316939039  -0.538995081  0.316939039
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Appendix 13

Panel Data Results

% Change in Market Cap per Unit v. WARG (NREI), % Change in # of Apts

Represrion Statistics
Multiple R 0.614585298
R Square 0377715088
Adjusted R Square 0.363572249
Standard Error 0.280912015
Observations 91
ANOVA
df 55 MS F Stpnificance F
Regression 2 4.215007624 2.107503812 26.7071619 8.62041E-10
Residual 88 6.944217292 0.07891156
Total 90 11.15922492
Coefficients Standard Error ¢ Stat P-value Lower 95% Upper 95% Lower 95.0% Upper 95.0%
Intercept -0.378333748 0097873352  -3.865543992  0.000211715 -0.572836619  -0.183830877 -0.572836619 -0.183830877
NREI WARG 14.95491561 2.382753848 6.276315796  1.2708GE-08 10.21968939 19.69014184 10.21968939 19.69014184
% D # Apts -0.390543176 0.08853155  -4.411344598  2.89914E-05 -0.566481165  -0.214605188 -0.566481165 -0.214605188
% Change in Market Cap per Unit v. WARG (NREI), % Change in # of Apts, % in MSA
Repression Statistics
Multiple R 0.61529226
R Square 0.378584566
Adjusted R Square 0.357156447
Standard Error 0.282324396
Observations 91
ANOVA
& 55 MS F Sigrificance F
Regression 3 4.224710317 1408236772  17.66765322 4.83523E-09
Residual 87 6.934514599 0.079707064
Total 90 11.15922492
Coeffici Standard Error ¢ Stat P-valye Lower 95% Upper 95% Lower 95.0% Upper 95.0%
Intercept -0.436250889 0.192955759  -2.260885564  0.026261082 -0.81977163  -0.052730148 -0.81977163 -0.052730148
NREI WARG 15.09914383 2.43015146 6.213252167  1.73416E-08 10.26895116 19.92933649 10.26895116 19.92933649
% D # Apts -0.386137562 0.089868213  -4.296709015  4.50009E-05 -0.564760496  -0.207514628 -0.564760496 -0.207514628
% Total in MSA 0.063082423 0.180805083 0.348897398  0.728009319 -0.296287518 0.422452364 -0.296287518 0.422452364
% Change in Market Cap per Unit v. WAEG, WASG, % Change in # of Apts
Repression Statistics
Multiple R 0.41513231
R Square 0.172334835
Adjusted R Square 0.143794657
Standard Error 0.325825243
Observations 91
ANOVA
4 S5 MS F Significance F
Regression 3 1923123185 0641041062  6.03832374 0.00087514
Residual 87 9.236101731 0.106162089
Total 90 11.15922492
Coeflicient, Standard Error +Stat P-vaiue Lower 95% Upper 95% Lower 95.0% Upper 95.0%
Intercept 0.283191322 0.14101794 2008193577  0.047724589 0.002902693 0.563479952 0.002902693 0.563479952
WAEG 7.281688197 4.150871027 1.754255468  0.082907917 -0.968623408 155319998 -0.968623408 15.5319998
WASG -14.54571228 5447183114  -2.670318214  0.009042494 -25.37258639  -3.718838173  -25.37258639  -3.718838173
% D # Apts -0.385110904 0.104062784  -3.700755328  0.000376194 -0.591947105  -0.178274702 -0.591947105 -0.178274702
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Appendix 13

Panel Data Results

% Change in Market Cap per Unit v. WAED, % Change in # of Apts

Regrecsion Statistics
Multiple R 0.393599278
R Square 0.154920392
Adjusted R Square 0.135714037
Standard Error 0.327359155
Observations 91
ANOVA
df S5 MS F Sionificance F
Regression 2 1728791495 0.864395748  8.066100717 0.000607429
Residual 88 9.430433421 0.107164016
Total 90 11.15922492
Corffici Standard Error ¢ Stat P-valse Lower 95% Upper 95% Lower 95.0% Upper 95.0%
Intercept 0.107202864 0.054720147 1.959111404  0.053265606 -0.001542013 0.215947742 -0.001542013 0.215947742
WAED 9.346012126 3.878450257 2409728501  0.018047317 1.638401292 17.05362296 1.638401292 17.05362296
% D # Apts -0.368159929 0.103792166  -3.547087821  0.000627026 -0.574425208 -0.16189465 -0.574425208 -0.16189465
% Change in Market Cap per Unit v. WARG (Govt), WAEG, WASG, % Change in # of Apts
Repression Statistics
Multiple R 0.442360989
R Square 0.195683245
Adjusted R Square 0.158273163
Standard Error 0.323058631
Observations 91
ANOVA
df 55 MS F Sipnificance F
Regression 4 2183673341 0545918335  5.230762303 0.000807528
Residual 86 8.975551575 0.104366879
Total 20 11.15922492
Coefficients Standard Error ¢ Stat P-value Lower 95% Upper 95% Lower 95.0% Upper 95.0%
Intercept 0.519922825 0.204934344 2537021451  0.012984411 0.112527165 0.927318486 0.112527165 0.927318486
GOVT WARG -7.772905536 4.919478518  -1.580026319  0.117772034 -17.55249722 2.006686145 -17.55249722 2.006686145
WAEG 9.39823206 4.328140652 2.171424825 0.03265308 0.794180195 18.00228392 0.794180195 18.00228392
WASG -16.49672728 5.540286978  -2.977594364  0.003773529 -27.51044433  -5.483010228 -27.51044433 -5.483010228
% D # Apts -0.398989103 0.103552368 -3.85301765 0.00022418 -0.604844231  -0.193133975 -0.604844231 -0.193133975

% Change in Market Cap per Unit v. WARG (Govt), WAEG, WASG, % Change in # of Apts, % in MSA

Regression Statisties

Multiple R 0.44580177
R Square 0.198739218
Adjusted R Square 0.151606231
Standard Error 0.324335507
Observations 91
ANOVA
4l SS MS F Sipnifs F
Regression 5 2.217775634 0.443555127  4.216563176 0.001796645
Residual 85 8.941449282 0.105193521
Total 90 11.15922492
Coeffici Standard Error  Stat P-value Lover 95% Upper 95% Lower 95.6% Upper 95.0%

Intercept 0.468568779 0.224645677 208581258  0.039993691 0.02191272 0.915224838 0.02191272 0.915224838
GOVT WARG -8.214835806 4999539458  -1.643118506  0.104052765 -18.15526565 1.725594038 -18,15526565 1.725594038
WAEG 8.744150962 4.494536165 1.945506865 0.05501911 -0.192196435 17.68049836 -0.192196435 17.68049836
WASG -18.47887689 6.56180002  -2.816129238  0.006041126 -31.52550114 -5.43225264 -31.52550114 -5.43225264
%D # Apts -0.393546427 0.104400198  -3.769594651  0.000301068 -0.601122115  -0.185970739 -0.601122115 -0.185970739
% Total in MSA 0.155515781 0.273134883 0.569373562 0.57060427 -0.387549868 0.69858143 -0.387549868 0.69858143
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Appendix 13

Panel Data Results

% Change in Market Cap per Unit v. WARG (NREI), WAEG, WASG, % Change in # of Apts

Repression Statistics
Multiple R 0.64788819
R Square 0.419759106
Adjusted R Square 0.392771158
Standard Error 0.274392323
Observations 91
ANOVA
df S5 MS F Significance B
Regression 4 4684186279 117104657  15.55357592 1.3033E-09
Residual 86 6.475038637 0.075291147
Total 90 11.15922492
Coefficient. Standard Error ¢+ Stat Pvalue Lower 95% Upper 95% Lower 95.0% Upper 95.0%
Intercept -0.683278441 0198932827  -3.434719398  0.000915124 -1.078743492 -0.28781339  -1.078743492 -0.28781339
NREI WARG 16.32760045 2,69622515 6.055725893  3.56565E-08 10.9676866 21.6875143 10.9676866 21.6875143
WAEG 8.2878593 3.499584612 2368240868  0.020114465 1.330920992 15,24479761 1.330920992 15.24479761
WASG -0.231480915 5.16050795  -0.044856227  0.964325899 -10.49022286 10.02726103 -10.49022286 10.02726103
% D # Apts -0.402150335 0.087681185  -4.586506616 1.5208E-05 -0.57645462 -0.22784605 -0.57645462 -0.22784605

% Change in Market Cap per Unit v. WARG (NREI), WAEG, WASG, % Change in # of Apts, % in MSA

_Regression Statisties
Multiple R 0.652811749
R Square 0.426163179
Adjusted R Square 0.392408072
Standard Error 0.274474346
Observations 91
ANOVA
df S5 MS F Signif F
Regression 5 4.755650767 0.951130153 12.6251467 3.55372E-09
Residual 85 6.403574149 0.075336166
Total 20 11.15922492
Coefficients Standard Error + Stat P-vaine Lower 95% Upper 95% Lower 95.0% Upper 95.0%
Intercept -0.623194336 0.20833534  -2.991303995  0.003634222 -1.037421057  -0.208967615 -1.037421057 -0.208967615
NREI WARG 1691738672 2.76417615 6.12022744 2.7763E-08 11.42146068 22.41331276 11.42146068 2241331276
WAEG 9.459242717 370147159 255553568  0.012381849 2099721112 16.81876432 2099721112 16.81876432
WASG 3.028170039 6.152050918 0492221225  0.623831891 -9.203762732 15.26010281 -9.203762732 15.26010281
% D # Apts -0.411899466 0.088276735  -4.666002507  1.13361E-0S -0.587417371  -0.236381562 -0.587417371 -0.236381562
% Total in MSA -0.227934357 0.234027237 -0.97396508  0.332837524 -0.693243482 0.237374768 -0.693243482 0.237374768
Cap Rate v. WARG (Govt), % Change in # of Apts
Repression Statistics
Multiple R 0.504894105
R Square 0.254918058
Adjusted R Square 0.237984377
Standard Error 0.012759118
Observations 91
ANOVA
& S5 MS F Significance F
Regression 2 0.004901404 0.002450702  15.05390736 2.3822E-06
Residual 88 0.014325967 0.000162795
Total 90 0.019227372
Coeffici Standard Error ¢ Stat P-value Lower 95% Upper 95% Lower 95.0% Upper 95.0%

Intercept 0.086865278 0.006356209 13.66620908  1.79048E-23 0.074233639 0.099496918 0.074233639 0.099496918
GOVT WARG -0.255112205 0.183796063 -1.38801779  0.168635822 -0.620368539 0.11014413 -0.620368539 0.11014413
% D # Apts -0.02140471 0.00399908  -5.352409116 6.8264E-07 -0.029352046 -0.013457374 -0.029352046 -0.013457374
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Appendix 13

Panel Data Results

Cap Rate v. WARG (Govt), % Change in # of Apts, % in MSA

Repression Statistics
Multiple R 0.535215534
R Square 0.286455668
Adjusted R Square 0.261850691
Standard Error 0.012557721
Observations 91
ANOVA
df S5 MS F Sipnify F
Regression 3 0.00550779 000183593  11.64218393 1.73557E-06
Residual 87 0.013719582 0.000157696
Total 90 0019227372
: Coefficients Standard Error 2 Stat P-valse Lower 95% Upper 95% Lover 95.0% Upper 95.0%
Intercept 0.098362255 0.008573845 11.47236187  4.27516E-19 0.081320797 0.115403713 0.081320797 0.115403713
GOVT WARG -0.210044628 0.18234905  -1.151882214  0.252525035 -0.572483373 0.152394117 -0.572483373 0.152394117
%D # Apts -0.022611839 0.003983804  -5.675941109  1.78331E-07 -0.030530087 -0.01469359 -0.030530087 -0.01469359
% Total in MSA -0.015665261 0.007988663  -1.960936523 0.05308523 -0.031543606 0.000213083 -0.031543606 0.000213083
Cap Rate v. WARG (NREI), % Change in # of Apts
Repression Statistics
Multiple R 0.573717449
R Square 0.329151711
Adjusted R Square 0.313905159
Standard Error 0.012106839
Observations 91
ANOVA
df 55 MS F Sipnifi F
Regression 2 0.006328722 0.003164361  21.58859989 2.35218E-08
Residual 88 0.012898649 0.000146576
Total 20 0.019227372
Coefficients Standard Errer t Stat P-value Lover 95% Upper 95% Lower 95.0% Usper 95.0%
Intercept 0.09191178 0.004218178 21.78944896  3.21242E-37 0.083529031 0.100294529 0.083529031 0.100294529
NREI WARG -0.353918291 0.102692718  -3.446381593  0.000873082 -0.557998646  -0.149837937 -0.557998646 -0.149837937
% D # Apts -0.019773058 0.003815562  -5.182213579 1.3804E-06 -0.027355692  -0.012190424 -0.027355692 -0.012190424
Cap Rate v. WARG (NREI), % Change in # of Apts, % in MSA
Regrecsion Statistics
Multiple R 0.624650742
R Square 0.39018855
Adjusted R Square 0.369160569
Standard Ervor 0.011609088
Observations 91
ANOVA
7 55 MS F Significance F
Regression 3 0.0075023 0.002500767  18.55568296 2.1G022E-09
Residual 87 0.011725071 0.000134771
Total 90 0.019227372
Coeffici Standard Error t Stat P-value Lower 95% Upper 95% Lower 95.0% Upper 95.0%
Intercept 0.112054446 0.007934279 1412282686  3.12334E-24 0.096284196 0.127824696 0.096284196 0.127824696
NREI WARG -0.404078584 0.099927048  -4.043735848  0.000113397 -0.602694556  -0.205462613 -0.602694556 -0.205462613
%D # Apts -0.021305261 0.003695352  -5.765421246  1.21648E-07 -0.028650179  -0.013960344 -0.028650179 -0.013960344
% Total in MSA -0.021939069 0.007434647  -2.950922838  0.004070648 -0.036716246  -0.007161893 -0.036716246 -0.007161893
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Pane] Data Results

Cap Rate v. WAEG, WASG, % Change in # of Apts

Regression Statistics
Multiple K 0,554G0087
R Square 0.307582125
Adjusted R Square 0.283705647
Standard Error 0.012370421
Observations 91
ANOVA
Fa 55 MS F Significance ¥
Regression 3 0.005913996 0001971332  12.88222324 4,85306E-07
Residual 87 0.013313376 0.000153027
Total 90 0.019227372
Coeficints Standard Error £ Stat Pvalue Louer 95% Upper 95% ___ Lower 95.0% __ Usper 95.0%
Intercept 0.086159225 0.005353948 16.09265408  8.18324E-28 0.075517667 0.096800783 0.075517667 0.096800783
WAEG -0.461353746 0.157593747  -2.927487644  0.004360079 -0.774588609  -0.148118883 -0.774588609 -0.148118883
WASG 0.300877623 0.206810086 1454849848  0.149309464 -0.110180115 0.711935361 -0.110180115 0.711935361
% D # Apts -0.019872647 0.003950892 -5.02991381  2.61031E-06 -0.027725479  -0.012019816 -0.027725479 -0.012019816
Cap Rate v. WAED, % Change in # of Apts
Regreasion Statistics
Multiple R 0.55013577
R Square 0.302649365
Adjusted R Square 0.286800487
Standard Error 0.012343668
Observations 91
ANOVA
a S5 MS F Sipni) F
Regression 2 0.005819152 0.002909576  19.09594887 1.29376E-07
Residual 88 0.01340822 0.000152366
Total 90 0.019227372
Coefficient, Standard Error ¢t Stat P-value Lower 95% Upper 95% Lower 95.0% Upper 95.0%
Intercept 0.082271305 0.002063322 39.87322812  4.05247E-58 0.078170883 0.086371727 0.078170883 0.086371727
WAED -0.4157489 0.146243967  -2.842844791  0.005557572 -0.706378278  -0.125119522 -0.706378278 -0.125119522
%D # Apts -0.019498168 0.003913671  -4.982066267  3.11618E-06 -0.027275773  -0.011720563 -0.027275773 -0.011720563
Cap Rate v. WARG (Govt), WAEG, WASG, % Change in # of Apts
Regression Statistics
Multiple R 0.556591388
R Square 0.309793973
Adjusted R Square 0.277691367
Standard Error 0.012422246
Observations 91
ANOVA
af S5 MS F Significance F
Repression 4 0.005956524 0.001489131  9.650119185 1.70633E-06
Residual 86 0.013270848 0.000154312
Total 90 0.019227372
Coefficients Standard Error ¢ Stat P-valye Lower 95% Upper 95% Lower95.0% Upper 95.0%
Intercept 0.089183686 0.007880132 11.31753675  1.02282E-18 0.073518514 0.104848858 0.073518514 0.104848858
GOVT WARG -0.099305956 0.189163712 -0.524973604  0.600952306 -0.475350665 0.276738753 -0.475350665 0.276738753
WAEG -0.434312968 0.166425598  -2.609652445  0.010688874 -0.765155839  -0.103470098 -0.765155839 -0.103470098
WASG 0.275951627 0.21303503 1.295334516  0.198671209 -0.147547652 0.699450906 -0.147547652 0.699450906
% D # Apts -0.020049954 0.003981794  -5.035407066  2.59545E-06 -0.027965492  -0.012134416 -0.027965492 -0.012134416
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Panel Data Results

Cap Rate v. WARG (Govt), WAEG, WASG, % Change in # of Apts, % in MSA

Regression Statistice
Multiple R 0.586691167
R Square 0.344206525
Adjusted R Square 0.305630438
Standard Error 0.012179629
Observations 91
ANOVA
a SS MS F Significance F
Regression 5 0.006618187 0.001323637 8.92279529 7.65312E-07
Residual 85 0.012609185 0.000148343
Total 90 0.019227372
Coefficients _ Standand Error. i Stat Pevalue Lower 95% _Upper95% Lower 95.0% Upper 95.0%
Intercept 0.096336901 0.00843602 11.4197096  7.55544E-19 0.079563823 0.113109979 0.079563823 0.113109979
GOVT WARG -0.037748543 0.187745505  -0.201062301  0.841130209 -0.41103713 0.335540043 -0.41103713 0.335540043
WAEG -0.343204613 0.168781338  -2.033427492  0.045128797 -0.678787334  -0.007621893 -0.678787334 -0.007621893
WASG 0.552049486 0.246412388 2240347943 0.027676696 0.062115348 1041983624 0.062115348 1.041983624
% D # Apts -0.020808076 0.003920495  -5.307512875  8.72448E-07 -0.028603074  -0.013013078 -0.028603074 -0.013013078
% Total in MSA -0.021662126 0.010256914  -2.111953531  0.037625506 -0.042055631  -0.001268621 -0.042055631 -0.001268621
Cap Rate v. WARG (NREI]), WAEG, WASG, % Change in # of Apts
Repression Statistics
Multiple R 0.653072652
R Square 0.426503889
Adjusted R Square 0.399829651
Standard Error 0.011323377
Observations 91
ANOVA
qf S8 MS F Significance F
Regression 4 0.008200549 0.002050137 15.9893562 8.00312E-10
Residual 86 0.011026823 0.000128219
Total 90 0.019227372
Coeffuci Standard Epror ¢ Stat P-valne Lower 95% Upper 95% Lower 95.0% Upper 95.0%
Intercept 0.113971771 0.008209382 13.88311188  1.12506E-23 0.097652072 0.130291469 0.097652072 0.130291469
NREI WARG -0.469866875 0.11126541 -4.22293753  5.96653E-05 -0.691055009 -0.24867874 -0.691055009 -0.24867874
WAEG -0.490308795 0.14441773  -3.395073408  0.001040101 -0.777401508  -0.203216083 -0.777401508 -0.203216083
WASG -0.111049603 0.21295923 -0.52145945  0.603387072 -0.534398197 0.312298991 -0.534398197 0.312298991
% D # Apts -0.019382296 0.003618349  -5.356668746  6.97873E-07 -0.026575329  -0.012189262 -0.026575329 -0.012189262
Cap Rate v. WARG (NREI), WAEG, WASG, % Change in # of Apts, % in MSA
Repression Statistice
Multiple R 0.663625179
R Square 0.440398379
Adjusted R Square 0.407480636
Standard Error 0.01125097
Observations 91
ANOVA
4 S5 MS F Significance F.
Regression 5 0.008467703 0.001693541  13.37875402 1.28032E-09
Residual 85 0.010759668 0.000126584
Total 90 0.019227372
Coeffici Standard Brrer ¢ Stat P-value Lower 95% Upper 95% Lower 95.0% Upper 95.0%
Intercept 0.117645403 0.008539868 13.77602096  2.27842E-23 0.100665847 0.134624959 0.100665847 0.134624959
NREI WARG -0.433806455 0113306268  -3.828618329 0.00024567 -0.659089808  -0.208523103 -0.659089808 -0.208523103
WAEG -0.418688651 0.15172692  -2.759488241  0.007088851 -0.720362598  -0.117014704 -0.720362598 -0.117014704
WASG 0.088250361 0.252178549 0349951893  0.727240439 -0.413148458 0.589649179 -0.413148458 0.589649179
%D # Apts -0.019978372 0003618549  -5521100107  3.59398E-07 -0.027173022  -0.012783723 -0.027173022 -0.012783723
% Total in MSA -0.01393625 0.009593004  -1.452751349  0.149974549 -0.033009723 0.005137224 -0.033009723 0.005137224
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Appendix 14
Cross-Section Panel Data Results

Average % Change in FFO per Unit v. Average WARG (Govt)

Regrarsion Statisticr
Multiple R 0.270408318
R Square 0.073120659
Adjusted R Square 0.018598345
Standard Error 0.147623186
Observations 19
ANOVA
af S5 MS F Signifi F
Regression 1 0.029226375 0.029226375 1341114364 0.262848895
Residual 17 0.370474284 0.021792605
Total 18 0.399700659
Cosfficints Standard Ervor ¢ Stat P-value Lower 95% Upper 95% Lower 95.0% Upper 95.0%
Intercept -0.20125835 0.270816791  -0.743153146 046753559 -0.772632632 0.370115932 -0.772632632 0.370115932
Govt WARG Average 9.286894726 8.019321326 1158064922  0.262848895 -7.632417961 26.20620741 -7.632417961 26.20620741
Average % Change in FFO per Unit v. Average WARG (Govt), % Change in # of Apts
Regression Statisties
Multiple R 0.362853286
R Square 0.131662507
Adjusted R Square 0023120321
Standazd Error 0.147282693
Observations 19
ANOVA
df SS MS F Signifi F
Regression 2 0.052625591 0026312795  1.213007691 0.323227591
Residual 16 0.347075068 0.021692192
Total 18 0.399700659
Coefficients Standard Error t Stat P-value Lower 95% Upper 95% Lower 95.0% Upper 95.0%
Intercept -0.210638815 0.270343066  -0.779153754  0.447260935 -0.783740384 0.362462754 -0.783740384 0.362462754
Govt WARG Average 10.70474952 8.116455692 1318894592  0.205770501 -6.50136403 27.91086307 -6.50136403 27.91086307
% D # of Apts -0.155548667 0.149767425  -1.038601464  0.314431946 -0.473041352 0.161944019 -0.473041352 0.161944019
Average % Change in FFO per Unit v. Average WARG (NREJ)
Regression Statisticr
Multiple R 0.513385622
R Square 0.263564797
Adjusted R Square 022024508
Standard Error 0.131586169
Observations 19
ANOVA
df Y MS F Signife F
Regression 1 0.105347023 0.105347023  6.084176231 0.024567585
Residual 17 0.294353636 0.01731492
‘Total 18 0.399700659
Coefficimts Standard Error +Stat P-valus Lower 95% Upper 95% Lower 95.0% Upper 95.0%
Intercept -0.210967524 0133542346 -1.579779968  0.132582792 -0.49271764 0.070782593 -0.49271764 0.070782593
NREI WARG Average 8.240655189 3.340879795 2.466612298  0.024567585 1.192005111 15.28930527 1192005111 15.28930527
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Cross-Section Panel Data Results

Appendix 14

Average % Change in FFO per Unit v. Average WARG (NREI), % Change in # of Apts

Regression Statisticr
Multiple R 0.576240525
R Square 0.332053143
Adjusted R Square 0.248559785
Standard Error 0.129174978
Observations 19
ANOVA
a 5§ MS. F Significance F
Regression 2 0.13272186 0.06636093  3.977000733 0039621899
Residual 16 0.266978799 0.016686175
Total 18 0.399700659
Cosfficients Standard Error tStat P-value Lower 95% Upper 95% Lover 95.0% Upper 95.0%
Intercept -0.191331416 0.131988661  -1.449604953  0,166486883 -0.471134815 0.088471982 -0.471134815 0.088471982
NREI WARG Average 8.78919347 3.30750466 2657348779 0017209189 1.777598398 15.80078854 1.777598398 15.80078854
% D # of Apts -0.16725581 0.130582157  -1.280847346  0.218502764 -0.444077554 0.109565935 -0.444077554 0.109565935
Average % Change in FFO per Unit v. Average WAEG, WASG
Regression Statirtier
Multipte R 0.173441244
R Square 0.030081865
Adjusted R Square -0.091157902
Standard Error 0.155659267
Observations 19
ANOVA
qf AN MS F Significance F
Regression 2 0.012023741 0.006011871  0.248118798 0.78321435
Residual 16 0.387676918 0.024229807
Total 18 0.399700659
Coefficients Standard Error tStat P-valus Lower 95% Upper 95% Lower 95.0% Upper 95.0%
Intercept 0.059817946 0.160522648 03726449  0.714302968 -0.28047479 0.400110682 -0.28047479 0.400110682
WAEG Average 3.629329955 5352729219 0.678033543  0.507438337 -1.71794652 14.97660643 -7.711794652 14.97660643
WASG Average -3.049901723 6.245320129  -0.488349942  0.631927312 -16.28938597 10.18958252 -16.28938597 10.18958252
Average % Change in FFO per Unit v. Average WAEG, WASG, % Change in # of Apts
Regression Statistice
Multiple R 0.26760386
R Square 0.071611826
Adjusted R Square -0.114065809
Standard Error 0.157284745
Qbservations 19
ANOVA
af S5 MS F Significance F
Regression 3 0.028623294 0.009541098  0.385678253 0.764898055
Residual 15 0371077365 0.024738491
Total 18 0.399700659
Coefficients Standard Errar ¢ Stat P-value Lower 95% Upper 95% Lower 95.0% Upper 95.0%
Intercept 0.111902631 0.1742166 0.642318996 0.53036148 -0.259431489 0.483236752 -0.259431489 0483236752
WAEG Average 3571548514 5.409085267 0.660286969  0.519081377 -1.957650907 1510074794 -7.957650907 15.10074794
WASG Average -3913123631 6.397920524  -0.611624295  0.549944687 -17.54997681 9.723729545 -17.54997681 9.723729545
% D # of Apts -0.131623637 0.160683876  -0.819146517  0.425526819 -0.474113422  0.210866148 -0.474113422 0210866148
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Appendix 14
Cross-Section Panel Data Results

Average % Change in FFO per Unit v, Average WAED

Regrassion Statistics

Multipie R 0.171808896
R Square 0.029518297
Adjusted R Square -0.027568862
Standard Brror 0.151055536
Observations 19
ANOVA
4 S5 MS F Significance F
Regression 1 0.011798483 0011798483  0.517074196 0.481860831
Residual 17 0.387902177 0.022817775
Total 18 0.399700659
Coefficiants Standard Errar 1 Stat P-value Lower 95% Upper 95% Lower 95.0% Upper 95.0%
Intercept 0.074072327 0.060694575 1220411013  0.238968074 -0.053982211 0.202126865 -0.053982211 0.202126865
WAED Average 3.422665778 4759792934 0719078713  0.481860831 -6.619633525 13.46496508 -6.619633525 13.46496508
Average % Change in FFO per Unit v. Average WAED, % Change in # of Apts
‘Regresvion Stafintics
Multiple R 0.267249826
R Square 0.07142247
Adjusted R Square -0.044649722
Standard Error 0.152305829
Observations 19
ANOVA
4 5§ M5 F Significance E
Regression 2 0.028547608 0.014273804  0.615328003 0.552771144
Residual 16 0.371153051 0.023197066
Total 18 0.399700659
Cosfficients Standard Error ¢St P-value Lower 95% Upper 95% Lower 95.0% Upper 95.0%
Intercept 0.103137841 0.070107746 1471133324 0160648767 -0.045483907 025175959 -0.045483907 0.25175959
WAED Average 3.69004969 4.809494928 0767242662  0.454110955 -6.505621793 13.88572117 -6.505621793 13.88572117
% D # of Apts -0.130005457 0.152996692  -0.849727242  0.408012163 -0.454343883 0.194332968 -0,454343883 0.194332968
) Average % Change in NOI per Unit v. Average WARG (Govt)
Regression Statistics
Multiple R 0.283767761
R Square 0.080524142
Adjusted R Square 0.026437327
Standard Error 0124522762
Observations 19
ANOVA
4 8§ MS F Significancs F
Regression 1 0.023085123 0.023085123  1.488794306 0.239060181
Residual 17 0.26360061 0.015505918
Total 18 0.286685733
Coefficients Standard Error ¢ Stat P-valye Lower 95% Upper 95% Loser 95.0% Upper 95.0%
Intercept -0.147821514 0228438741  -0.647094765 0.5262126 -0.629785802 0.334142775 -0.629785802 0.334142775
Govt WARG Average 8.253708694 6.764439039 122016159  0.239060181 -6.018030097 22.52544749 -6.018030097 22.52544749
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Appendix 14
Cross-Section Panel Data Results

Average % Change in NOI per Unit v. Average WARG (NREI)

Regression Statistics
Multiple R 0.538951447
R Square 0.290468663
Adjusted R Square 0.248731525
Standard Errot 0.109386662
Observations 19
ANOVA
& S5 MS F Significance F
Regression 1 0.083273221 0.083273221  6.959477341 0.017262697
Residual 17 0.203412511 0.011965442
Total 18 0.286685733
iy Standard Eryor ¥ Stat Pvalne Lower 95% Upper 95% ___ Lower 95.0% ___ Uppwr 95.0%
Intercept -0.15655753 0.111012819  -1.410265334  0.176496367 -0.390774432 0.077659372 -0.390774432 0.077659372
NREI WARG Average 7.326613651 2.777250018 2.638082133  0.017262697 1.467120117 1318610718 1.467120117 1318610718
Average % Change in NOI per Unit v. Average WAEG, WASG
Ragrassion Statistir ‘
Multiple R 0.235408377
R Square 0.055417104
Adjusted R Square -0.062655758
Standard Error 0.130095743
Observations 19
ANOVA
df S5 MS F Significance F
Regression 2 0.015887293 0.007943647  0.469346665 0.633753862
Residual 16 0.27079844 0.016924902
Total 18 0.2B6685733
sents Standard Error L Stat P-value Lower 95% Upper 95% Lower 95.0% Upper 95.0%
Intercept 0.119838155 0.134160424 0.893245203 0.38496456 -0.164569175 0.404245485 -0.164569175 0.404245485
WAEG Average 3.380864725 4.473664185 0.755726086 0.46079538 -6.102877546 12.864607 -6.102877546 12.864607
WASG Average -4.651235809 5219667171  -0.891098159  0.386080848 -15.71643341 6.413961789 -15.71643341 6,413961789
Average % Change in NOI per Unit v. Average WAED
Regression Statisticr
Muitiple R. 0.227244775
R Square 0.051640188
Adjusted R Square -0.004145683
Standard Brror 0.126463486
Observations 19
ANOVA
4 S MS F Signif F
Regression 1 0.014804505 0.014804505  0.925685783 0.349473155
Residual 17 0.271881227 0.015993013
Total 18 0.286685733
ficients Standard Ervor i Stat P-valus Lower 95% Upper 95% Lower 95.0% Upper 95.0%
Intercept 0.088586048 0.050813414 1.743359496  0.099326585 -0.018621034 0.19579313 -0.018621034 0.19579313
WAED Average 3,833966903 3.984892065 0962125659  0.349473155 -4.573432193 12.241366 -4.573432193 12.241366
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Appendix 14
Cross-Section Panel Data Results

Average % Change in Rental Revenue per Unit v. Average WARG (Govt)

Regrassion Statisticr
Multiple R 0.301797926
R Square 0.091081988
Adjusted R Square 0.037616223
Standard Error 0.122732905
Observations 19
ANOVA
4 S MS F Signij F
Regression 1 0.025661305 0.025661305  1.703557171 0.209213911
Residual 17 0.256077221 0.015063366
Total 18 0.281738526
Codfficients Standard Error tStat P-vaixe Lower 95% Upper 95% Lower 95.0% Upper 95.0%
Intercept -0.17702669 0225155224  -0.786242872  0.442547627 -0.652063351 0.298009972 -0.652063351 0.298009972
Govt WARG Average 8.702066787 6.667208789 1305203881 0.209213911 -5.364533821 22.7686674 -5.364533821 22.7686674
Average % Change in Rental Revenue per Unit v. Average WARG (NREI)
Regrassion Statistics
Multiple R 0.608622001
R Square 037042074
Adjusted R Square 0.333386666
Standard Error 0.102146588
Observations 19
ANOVA
& 55 MS F Significancs F
Regression 1 0.104361793 0.104361793  10.00216015 0.005686736
Residual 17 0.177376732 0.010433925
Total 18 0.281738526
Corfficients Standard Ervor tStat P-value Lower 95% Upper 95% Lower 95.0% Upper 95.0%
Intercept -0.204826822 0103665113 -1.97585105  0.064632747 -0.423541398 0.013887753 -0.423541398 0.013887753
NREI WARG Average 8.202030397 2593429655 3.162619191  0.0056B6736 273036447 13.67369632 2.73036447 13.67369632
Average % Change in Rental Revenue per Unit v. Average WAEG, WASG
Regrarsion Statisticr
Multiple R 0.255236092
R Square 0.065145463
Adjusted R Square -0.051711354
Standard Brror 0.128302508
Observations 19
ANOVA
daf S5 MS F Signifi F
Regression 2 0.018353987 0.009176993  0.557481065 0.583381054
Residual 16 0.263384539 0.016461534
Total 18 0.281738526
Cosfficients Standard Error tStat P-value Lower 95% Upper 95% Lower 95.0% Upper 95.0%
Intercept 0,151724899 0.132311162 1146727886 0.268354209 -0.128762171 0432211968 -0.128762171 0.432211968
WAEG Average 242714929 4.41199936 0550124579  0.589831963 -6.925869421 11.780168 -6.925869421 11780168
WASG Average -5.426829758 5147719469  -1.054220183  0.307442501 -16.33950507 5.485845558 -16.33950507 5485845558
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Appendix 14
Cross-Section Panel Data Results

Average % Change in Rental Revenue per Unit v. Average WAED

Ragression Statistics
Multiple R 0.209086703
R Square 0.043717249
Adjusted R Square -0.012534677
Standard Brror 0.12589017
Observations 19
ANOVA
4 5§ MS F Signifs F
Regression 1 0.012316833 0012316833  0.777168927 0.390302876
Residual 17 0.269421692 0.015848335
Total 18 0.281738526
icients Standard Ervor ¢t Stat P-salue Lower 95% Upper 95% Lower 95.0% Upper 95.0%
Intercept 0.077930448 0.050583054 1.5406434 0141810769 -0.028790616 0.184651511 -0.028790616 0.184651511
WAED Average 3,497042783 3.966826733 0.88157185  0.390302876 -4.872241742 11.86632731 -4.872241742 11.86632731
Average % Change in N.I. per Unit v. Average WARG (Govt)
Regression Statisties
Multiple R 0234998443
R Square 0.055224268
Adjusted R Square -0.000350775
Standard Error 0.326334636
Observations 19
ANOVA
& 55 MS F Significancs F
Regression 1 0.105822131 0.105822131  0.993688264 0.332820877
Residual 17 1.810403009 0.106494295
Total 18 191622514
Coeflictents Standard Error + Stat P-value Lower 95% Upper 95% Lower 95.0% Upper 95.0%
Intercept 0.798859056 0.59871335 1334293039  0.199706708 -0.464317461 2.062035573 -0.464317461 2.062035573
GOVT WARG Average -17.67738152 17,73343449  -0.996839137  0.332820877 -55.0917101 19.73694705 -55.0917101 19.73694705
Average % Change in N.I. per Unit v. Average WARG (NREI)
‘Regraseion Stalisics
Multiple R 0.033839653
R Square 0.001145122
Adjusted R Square -0.057611047
Standard Error 0.335544406
Observations 19
ANOVA
& 55 M5 F Significance F
Regression 1 0.002194312 0.002194312  0.019489394 0.890613153
Residual 17 1.914030828 0.112590049
Total 18 1.91622514
Cofficients. Standard Error t Stat P-value Lower 95% Upper 95% Lower 95.0% Upper 95.0%
Intercept 0.159774465 0.344991893 0.463125275  0.649148257 -0.568095821 0.887644751 -0.568095821 0.887644751
NREI WARG Average 1.203963559 8.624107824 0.139604419  0.890613153 -16.99133889 19.399266 -16.99133889 19.399266
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Cross-Section Panel Data Results

Appendix 14

Average % Change in N.IL per Unit v. Average WAEG, WASG

Ragression Statisticr

Multiple R 0.279037984
R Square 0.077862197
Adjusted R Square -0.037405029
Standard BError 0332323604
Observations 19
ANOVA

df 5SS MS F Stgnificance F
Regression 2 0.149201499  0.074600749  0.675492937 0522837358
Residual 16 1767023641 0.110438978
Total 18 1.91622514

ficients Stendard Error ¢ Stat P-value Lower 95% Upper 95% Lower 95.0% Upper 95.0%
Intercept -0.004145431 0336323909  -0.012325711  0.990318138 -0.717120107 0708829245  -0.717120107 0.708829245
WAEG Average -3.290064574 1120083517  -0.293733862 0772737315 -27.03476905 204546399 -27.03476905 204546399
WASG Average 15.04294674 13,34829145 1,126956719  0.276379146 -13.25416065 43.34005414 -13.25416065 43.34005414

Average % Change in N.I. per Unit v. Average WAED
Regression Statisticr

Multiple R 0167225451
R Square 0.027964352
Adjusted R Square -0.029214216
Standard Error 0.331009076
Qbservations 19
ANOVA

a S8 MS F Significance F
Regression 1 0.053585994  0.053585994  0.489070517 0.493800694
Residual 17 1862639146 0.109567009
Total 18 1.91622514

it Standard Error t Stat P-valve Lower 95% Upper 95% Lower 95.0% Upper 95.0%

Intercept 0.283076383 0132992694  2.128510786  0.048217367 0.002485934  0.563666832 0.002485934 0.563666832
WAED Average -7.224761778 10.33089126  -0,699335769  0.493800694 -29.02106752  14.57154397  -29.02106752 14.57154397
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Appendix 14
Cross-Section Panel Data Results

Average Cap Rate v. Average WARG (Govt)

Ragression Statisticr
Multipie R 0.355632017
R Square 0.126474131
Adjusted R Square 0.075090257
Standard Brrot 0.010892044
Observations 19
ANOVA
& 55 MS F Significancs F
Regression 1 0.000292007 0.000292007  2.461358401 0.135102536
Residual 17 0.002016823 0.000118637
Total 18 0.00230883
Coefficients Standard Error 1St P-valus Lower 95% Upper 95% Lower 95.0% Uppar 95.0%
Intercept 0.105971853 0.020208369 5243958791  6.59863E-05 0.063335862 0.148607843 0.063335862 0.148607843
GOVT WARG Average -0.941081951 0.599846344  -1.568871697  0.135102536 -2.206648879 0.324484977 -2.206648879 0.324484977
Average Cap Rate v. Average WARG (NREI)
Regression Statistics
Multiple R 0.386267765
R Square 0.149202786
Adjusted R Square 0.099155891
Standard Error 0.010749408
Observations 19
ANOVA
af 5§ MS F Significance F
Regression 1 0.000344484 0.000344484 2981259601 0.102358805
Residual 17 0.001964346 0.00011555
Total 18 0.00230883
ients Standard Error +Stat P-value Lower 95% Upper 95% Lower 95.0% Upper 95.0%
Intercept 0.09299432 0.010985321 8465325746  1.67624B-07 0.069817286 0.116171353 0.069817286 0.116171353
NREI WARG Average -0.475919969 0.275634789  -1.726632445  0.102358805 -1.057459352 0.105619414 -1.057459352 0.105619414
Average Cap Rate v. Average WAEG, WASG .
Regression Statisticr
Multiple R 0.241675076
R Square 0.058406843
Adjusted R Square -0.059292302
Standard Error 0.011656485
Observations 19
ANOVA
df S5 MS F Sigrifi F
Regression 2 0.000134851 G.74257E-05  0.496238462 0.617883148
Residual 16 0.002173978 0.000135874
Total 18 0.00230883
Cosflicients Standard Error ¢t Stat P-value Lower 95% Upper 95% Lowsr 95.0% Upper 95.0%
Intercept 0.079440532 0.011800826 6.731777257  4.81842E-06 0.054423904 0.104457161 0.054423904 0104457161
WAEG Average -0.375495616 0.392403034  -0956913131  0.352847695 -1.207352699 0.456361467 -1.207352699 0.456361467
WASG Average 0.327664464 0.466498037 0.702391946  0.492527778 -0.661266973 1.316595902 -0.661266973 1.316595902
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Appendix 14
Cross-Section Panel Data Results

Average Cap Rate v. Average WAED

Regrassion Statisties
Multiple R 0.240248842
R Square 0.057719506
Adjusted R Square 0.002291242
Standard Error 0011312579
Observations 19
ANOVA
7 5§ MS F Significance E
Regression 1 0.000133265 0.000133265  1.041337065 0.321814175
Residual 17 0.002175565 0.000127974
Total 18 0.00230883
Cogfficients Standard Error ¢ Stat P-valus Lower 95% Upper 95% Lower 95.0% Upper 95.0%
Intercept 0.078267986 0.004504596 17.37513814  2.94276B-12 0.068764105 0.087771867 0.068764105 0.087771867
WAED Average -0.350349973 0352145346 -1.020459242  0.321814175 -1.102312748 0.383612801 -1.102312748 0.383612801
Average % Change in Market Cap per Unit v. Average WARG (Govt)
Regression Statisties
Multiple R 0.3563642
R Square 0.126995443
Adjusted R Square 0.075642234
Standard Error 0.153610234
Observations 19
ANOVA
i 55 MS F Signifiance .
Regression 1 0.058352685 0.058352685  2.472979686 0.134243526
Residual 17 0401133765 0.023596104
Total 18 0.459486451
Coefficients Standard Error ¢St P-value Lower 95% Upper 95% Lower 95.0% Upper 95.0%
Intercept -0.322095968 0.284998132  -1.130168698  0.274099255 -0.923390306 0.279198371 -0.923390306 0.279198371
GOVT WARG Average 13.3033509 8.459618382 1.572571043  0.134243526 -4,544908668 31.15161047 -4.544908668 31.15161047
Average % Change in Market Cap per Unit v. Average WARG (NREI) .
Ragrecsion Statisticr
Multiple R 0.77175068
R Square 0595599111
Adjusted R Square 0571810824
Standard Error 0.104548533
Observations 19
ANCVA
df SS MS F Signifis F
Regression 1 0273669722 0273669722  25.03749417 0.000108722
Residual 17 0.185816729 0.010930396
Total 18 0.459486451
Coefficients Standord Error tStat P-value Lower 95% Upper 95% Lower 95.0% Upper 95.0%
Intercept -0.398326012 0.10684302 -372814258  0.001672446 -0.623745395  .0.172906629 -0.623745395  -0.172906629
NREI WARG Averapge 13.41414104 2.680818659 5.003748012  0.000108722 7.758100169 19.0701819 7.758100169 19.0701819
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Average % Change in Market Cap per Unit v. Average WAEG, WASG

Appendix 14

Cross-Section Panel Data Results

Regression Statistic
Multiple R 0.297199433
R Square 0.088327503
Adjusted R Square -0.025631559
Standard Error 0.161806435
Observations 19
ANOVA
af 5§ MS F Significance F
Regression 2 0.040585201 0020292645  0.775080991 0477211419
Residual 16 0.41890116 0.026181322
Total 18 0.459486451
Cosfficiants Standard Error + Stat P-value Lower 95% Upper 95% Lower 95.0% Upper 95.0%
Intercept 0.207047354 0163810062 1263947717  0.224353623 -0.140214386  0.554309094  -0.140214386 0.554309094
WAEG Average 2672184248 5447039472  0.490575525  0.630386542 -8.875020086  14.21938948  -8.875020986 14.21938948
WASG Average -8.02561996 6,475569766  -1.239368928 0233081136 -21.75321152 5701971602 -21.75321152 5.701971602
Average % Change in Market Cap per Unit v. Average WAED
Regression S tatisticr
Multiple R 0.212280385
R Square 0.045062962
Adjusted R Square -0.011109805
Standard Error 0.160656856
Observations 19
ANOVA
a4 S MS F Significance F
Regression 1 002070582 0.02070582  0.802220799 0.382937659
Residual 17 043878063  0.025810625
Total 18 0.459486451
Cosfficionts Standard Error ¢t Stat P-valus Lower 95% Upper 95% Lower 95.0% Upper 95.0%
Intercept 0.075811703 0063972533 1185066462  0.252293758 -0.059158732  0.210782139  -0.059158732 0210782139
WAED Average 4.479263043 5001031707 0.895667795  0.382937659 -6.072006293 1503053238  -6.072006293 15.03053238
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Appendix 15
% of Portfolio in MSA with Rent Data (Govt and/or NREI)

% Total in MSA
L4 REIT Ticker_Year [w/ Rent Dawa
1 Astocisted Estates Realty Corporation AEC 1996 T2.1%%
1997 2%
1998 76.18%
1999 T0.65%
2000 T1.25%
2 Apactment Investment & Mgmt. Ca. AIV  199% T4.92%
1997 1%
1998 68.70%
199 61.76%
2000 65.6%%
3 Amli Residential Properties Trust AML 1996 95.60%
1997 95.90%
1998 96.47%
1999 %1%
2000 98.58%
4 Aschstone Communitics Trust ASN  199% 80.16%
1997 81.86%
1998 848%%
1999 8.1%
2000 9227%
5 AvalonBsy Communities Inc. AVB  19% T8.12%
1957 84.42%
1998 81.14%
1999 81.92% ’
2000 8217%
6 BRE Properties, Inc. BRE 1996 98.65%
199 96.16%
1998 96.28%
1999 96.5%%
2000 96.96%
7 Camden Property Trust CPT  19% B9B4%
1597 91.1%
1998 91.38%
199 91.61%
2000 91.00%
B Equity Residential Propertics Trust EQR  19% 18.62%
1997 1624%
1998 1786
1999 60.12%
2000 82.11%
9 Essex Property Trust, Inc. ESS  19% 86.21%
1997 88.64%
1998 87.55%
1999 87.36%
2000 88.8%%
10 Gables Residential Trust GBP 1956 96,86%
1997 9726%
1998 98.01%
1999 91.1%
2000 100.00%
11 Home Properties of New York, Inc. HME 199 8.66%
1997 2.14%
1998 4521%
1999 56.75%
2000 60.65%
12 Mid-America Apactment Communities, Inc, MAA 1996 821%
1997 50.76%
1998 52.76%
1999 51.21%
2000 51.08%
13 Post Properties, Inc, PPS 1996 95.81%
1997 96.27%
1998 96.61%
1999 97.20%
2000 100.00%
14 Roberts Realty Investor, Inc. RPI 1996 88.72%
1997 100.00%
1998 100.00%
1999 100.00%
2000 100.00%
15 Summit Properties Inc, SMT 1996 78.68%
1997 80.88%
1998 8244%
1999 92.06%
2000 94.48%
16 Chacles E. Smith Residential Realty SRW 1996 10000%
1997 100.00%
1998 100.00%
1999 100.00%
2000 100.00%
17 Cornerstone Realty Income Trust TCR  199% 51.96%
1997 61.18%
1998 62.58%
1999 64.01%
2000 71.27%
18 Town and Country Teust, The TCT 19% 6.77%
1997 T6.1T%
1998 18.56%
1999 75.3%%
2000 B1.53%
19 United Dominion Realty Trust, Inc. UDR 1996 61.82%
1997 63.58%
1998 6384%
1999 65.60%
2000 70.52%
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Appendix 16
10-REIT Index

5 Year

Average
# REIT Ticker | Govt MSA*
3 Amli Residential Properties Trust AML 96.65%
4 Archstone Communities Trust ASN 85.77%
6 BRE Properties, Inc. BRE 96.91%
7 Camden Property Trust CPT 91.00%
9 Essex Property Trust, Inc. ESS 87.73%
10 Gables Residential Trust GBP 97.99%
13 Post Properties, Inc. PPS 97.18%
14 Roberts Realty Investors, Inc. RPI 97.74%
15 Summit Properties Inc. SMT 85.71%
16 _Charles E. Smith Residential Realty ~ SRW 100.00%

* 10 Apartment REITs with the greatest percent portfolio concentration in MSA with Govt Rent Data

The Correlation Between Market Fundamentals and Apartment REIT Performance 145



Appendix 17
10-REIT Data Results

% Change in FFO per Unit (10 REITs) v. WARG (Govt), % Change in # of Apts

Regression Statistics
Multiple R 0654180838
R Square 0.427952569
Adjusted R Square 0.403080942
Standard Error 0239910432
Observations 49
ANOVA
df 55 MS F Stpnificance F
Regression 2 1980704533 0990352267 17.20645625 2.63595E-06
Residual 46 2.647622706  0.057557015
Toul 48 4.628327239
Coefficients Standard Error 2 Stat P-value Louer 95% Upper 95%  Lower 95.0%  Upper 95.0%
Intercept 0402014989  0.15673632 2564912766  0.013G47723 0086521441 0717508537 0.086521441 0.717508537
Govt WARG -3.903208981  4.464509183 -D.874277582  0.386508899 -12.89006243  5.083464472 -12.89006243 ° 5.083464472
% D # of Apts -0.009623826  0.160902375 -5.653265388 9.5519E-07 -1.233503198 _-0.585744454 _-1.233503198 -0.585744454
Average % Change in FFO per Unit (10 REITSs) v. Average WARG (Govt), % Change in # of Apts
Repression Statistics
Multiple R 0.680057482
R Square 0.462478178
Adjusted R Square 0.308900515
Standard Eror 0119307024
Observations 10
ANOVA
i 55 MS F Sigrificance F
Regression 2 0085728497 0.042864248 3.011363555 0.113863977
Residual 7 0099639161 0.014234166
Total 9 0185367658
Coefficients Standard Error ¢ Stat P-value Lower 95% Upper 95%  Lower 95.0%  Upper 95.0%
Intercept 0.003049407 0307369022 0.009920995 0992361147 -0.723762316 0729861129 -0.723762316 0729861129
ovt WARG Avenge 9755105580  9.140374128 1067254519  0.321275692 -11.85842928  31.36B64046 -11.85842028  31.36864046
% D # of Apts Average -1.333045114 0553766607 _-2.407232751 0.046964489 2642494126 -0.023596101 _-2.642494126__-0.023596101
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