Resets and Recoveries: What Can
Past Cycles Tell Us About Real
Estate Today?
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Private core real estate funds have posted eight consecutive quarters of positive
total returns, with two back-to-back quarters of modestly positive appreciation.!
Using history as a guide, we look at two prior real estate resets - the 1990s and
the Global Financial Crisis (GFC) - to see what they might suggest about the path
forward for values today. —



Q What Happened in the Prior Real
Estate Resets?

The resets inreal estate values from the early 1990s as
well as the value decline that occurred alongside the
GFCin2007-2009 share a similar magnitude, though
their pace and shape differed materially. The unlevered
NCREIF Property Index (NPI), which reflects property-
level performance without the influence of debt or fund
structuring, saw values decline a cumulative 32.3%
from peak to trough between 1989 and 1995 (a 6-year
slide), with a similarly sized 31.6% peak-to-trough decline
occurring in a two-year period between 2008 and 2010
(Figure1).2

How Does That Differ From the
Recent Reset?

The recent value decline was much shallower at -19% over
10 quarters.
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Q Has Today’s Recovery Tracked with
the Recoveries of the
Previous Resets?

The pace of recovery has, so far, tracked closer to the
1990s path than the rapid, rate-cut-fueled rebound that
followed the GFC. Six quarters after the bottom, the
current cycle has recovered just 1.8% of its peak-to-trough
decline, compared with 29.2% over the same period
following the GFC. Without the benefit of aggressive rate
cuts and resulting cap rate compression, we would expect
today’s recovery to be driven more by fundamentals, which
points to a longer, but potentially more durable, basis

for value recovery. That said, the current downturn was
considerably shallower than the 1990s decline, leaving
values with less ground to make up and suggesting that a
similarly gradual recovery need not take as long to return
to prior peak levels.
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Source: American Realty Advisors based on data from NCREIF as of September 2026. 1990s line reflects the peak of the NPl appreciationindex in
Q41989 and troughin Q4 1995. GFC line reflects peak in Q12008 and trough in Q12010. Current period reflects peak in Q2 2022 and trough in Q4

2024, with latest/16th quarter data point as of Q2 2026.
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Q What Does a Slower Recovery Mean
for Investors?

We think this backdrop suggests that the opportunity to
benefit from areal estate recovery remains viable for the
foreseeable future. In other words, we do not think the
window of opportunity has closed.

Q Is the Recovery Consistent Across
Sectors?

The pattern observed in the overall NPI - one of a shallower
decline and correspondingly slower recovery than in periods
past - has generally held up at the property sector level with
the exception of office. The variation we are seeing reflects
different fundamental positioning and possible signals for
where value may be mispriced today.

Industrial, retail, and residential values all bottomed in 2024
at troughs shallower than one or both historical periods, and

each has thus far recovered more slowly.3

Industrial stands out for its modest decline. At a-12.9%
peak-to-trough drop, its value loss is less than half the
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depth of either historical reset, suggesting fundamentals
remained relatively resilient even as financing costs reset
values market-wide.

Residential tracked almost exactly with its 1990s decline
(-16.9% vs. -16.7%), and retail sits closer to the typical
magnitude experienced in both historical resets, despite
being in a fundamentally different supply-demand balance
today than in the mid-2000s (Figure 2).

Taken together, these sectors have now bottomed and still
have considerably more room to recover than the pace of
the last few quarters has captured. Historically, resets have
been followed by multi-year periods of substantial value
recovery, and we believe today’s entry basis represents a
compelling opportunity for investors looking for a multi-year
runway for values to continue to recover.

Q What Is Happening in Office?

Office is a separate case entirely - values have declined
38.4% from their 2020 peak (already deeper than the
sector’s GFC decline) and have yet to turn positive,
suggesting we are still waiting for the bottom. That makes

Peak-to-Trough Value Decline by Sector and Cycle
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Note: Current-cycle declines reflect Industrial (Q3 2022-Q2 2024), Residential (Q3 2022-Q3 2024), and Retail (Q2 2018-Q2 2024) peak-to-
trough declines. Office (Q12020-Q2 2026) reflects peak-to-date, as values have not yet reached a trough. 1990s line reflects the peak of the NPI
appreciation index in Q4 1989 and trough in Q4 1995. GFC line reflects peak in Q12008 and trough in Q12010. Current period reflects peak in Q2
2022 and trough in Q4 2024, with latest/16th quarter data point as of Q2 2026.

Source: American Realty Advisors based on data from NCREIF as of September 2026.
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office less of a broad recovery story today and more of a
highly selective opportunity, where asset quality, market
conditions, and the durability of tenant demand will
determine which properties recover and which continue
to struggle. While the depth of the decline may create
compelling opportunities for investors, capturing that
upside will require patience and a disciplined focus on
quality and location.

What Does This Mean for Investors
Weighing Their Allocations to Private
Real Estate?

We see three key messages:

The magnitude of the opportunity is real and remains
only partially realized. Values across core sectors

remain meaningfully below prior peak, and history suggests
that the gap closes substantially over a multi-year horizon.

Expectations of the pace, not the thesis, should be

recalibrated. Investors anchoring their expectations
for this cycle to the sharp, rate-cut driven GFC recovery
should expect this cycle to unfold more gradually, which
argues for diligence in underwriting and operations, not a
hesitancy to participate.

Selectivity matters more than timing the market.

Sector-level divergence suggests the more
actionable questionisn’t “is it time to buy real estate?” but
rather “which sectors are recovering from a position of
genuine fundamental resilience?” - a question that comes
down to asset and market selection.

1 Source: NCREIF Fund Index- Open End Diversified Core Equity (ODCE). Statement based on value-weighted gross total and gross appreciation

returns of the index.
2 Source: NCREIF Property Index. Based on appreciation indices.

3 NCREIF Property Index (NPI), unlevered appreciation index, by property type as of Q2 2026.
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