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Non-traded Jan-26 Monitor: Flows Moderate After 25YE
Surge, SREIT NAV Round-Trip Turns Negative

»

The Wolfe Byte

We report Janaury updates for BREIT (who provided January financials on Friday, Andrew Rosivach, CFA

2/13) as well as Starwood and Ares REITs as an update to our recurring research ar05|va(c6h§@6\)/v§g§-rgsze530rch.com

on Non-traded REITs. View Andrew’s Research
View Comp Table

Today's report is an update of our recurring research on Non-traded REITs (see here) Div Gaur

dgaur@wolferesearch.com

where we track the monthly performance of BREIT (Blackstone), SREIT (Starwood), (646) 582-9262

and AREIT (Ares). In this report, we discuss the NAVs, yields, fund flows, balance Logan Epstein

sheet data for the month of January. lepstein@wolferesearch.com

(646) 582-9267
All data below is available in Excel upon request.

Ally Yaseen
We think the data could be highlighting: avaseen@wolferesearch.com
e January data reflects a moderation in fund flow activity following the year- ':L?udévlﬂferesearch_com

end surge, with flows stabilizing near flat levels while SREIT valuation
headwinds persist.

e BREIT returned to negligible net outflows of ~$11M in January, pausing
the positive momentum seen in December's inflow spike ($280M), though
sentiment remains highly stable.

e AREIT continued to see net inflows (+$12M), although volume normalized
significantly from the 18-month highs observed in December ($229M).

e SREIT’s valuation declined by ~60 bps in January, pushing its NAV per share
below the fund's inception level for the first time.

e While BREIT (+52bps) and AREIT (+83bps) posted steady NAV gains, they
trailed the public REIT market (IYR), which rose ~2% in January and has rallied
a further ~5% month-to-date.

e |n portfolio updates, Blackstone’s 4Q filings showed a continued conviction in
digital infrastructure with a new position in DigitalBridge (DBRG), while exiting
REIT positions in Realty Income (O) and Hudson Pacific (HPP).

This report is limited solely for Wolfe Research’s clients. Please see analyst certifications and important disclosures
beginning on page 8.
Please help us protect your advantage...
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Investment Conclusion

We provide an update to our recurring research on Non-traded REITs (see here) on the monthly performance of BREIT
(Blackstone), SREIT (Starwood), and AREIT (Ares).

Please help us protect your advantage...
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1. NAV versus REITs

Exhibit 1 below compares NAVs of BREIT, SREIT and AREIT to IYR (the public REIT index).

BREIT NAYV increased by 52 bps month over month in January. AREIT NAV climbed by 83 bps while SREIT NAV
declined 60 bps in January. IYR rose ~2% during the same period and has further improved ~5% month to date.

It appears the NAVs of BREIT and AREIT have largely converged to public REITs performance since deviation first

occurred in early 2022. A notable outlier has been SREIT, whose NAV per share is now below the NAV levels at the
fund's inception.

Both BREIT and AREIT are on track to exceed peak NAV levels (currently ~6% and ~9% below peak levels,
respectively).

We do note that, of the three NTRs, BREIT has outperformed SREIT and AREIT over the ~3 year, which can be

attributed to portfolio make-up with BREIT's significant exposure to data centers - likely the only retail product with
such exposure.

Exhibit 1 - BREIT/AREIT NAVs' Upward Trend Continues, Contrasting SREIT
Time series of REIT index (IYR) to BREIT, SREIT and AREIT NAV (January 31 2019 =100)
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Source: Wolfe Research, Company Filings, FactSet
Feb-26 IYR Performance taken as of 2/17

2. Fund Flows

BREIT reported negative net fund flows, with implied net outflows of $11M in January - a step-down from the first
net positive flow month in nearly 2 years in December (Exhibit 2). The company has previously noted they have

fulfilled all repurchase requests and plan to continue doing so even if it requires exceeding the caps. Please see our
fund flow definition in the Exhibit footnote.

AREIT saw net inflows of $12M in January after net inflows of $229M in December (highest in 18 months).
SREIT saw net outflows of $22M in January (following $36M outflows in December).

Please help us protect your advantage...
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The stabilizing net fund flow trend for all three NTRs remains encouraging.

Please note, our net fund flows are a function of REIT share counts inclusive of OP Units, and as such have a margin
for error.

Exhibit 2 - BREIT Saw A Slight Reversal in Flows Trend
after Net Inflows for the First Time in 2 Years in December
Implied monthly fund flows (in $ mm)
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Source: Wolfe Research, Company Filings
3. Discount Rates

Exhibit 3 shows that BREIT has consistently increased discount rates for residential and industrial assets (which
comprise the majority of their portfolio) during 2022 and 2023 but kept them largely flat in 2024-25. This has

resulted in asset valuation decline, which BREIT notes were offset by strong same property net operating income
growth as well as gains from interest rate swaps.

In January, discount rates for rental housing and industrial were flat month over month. The average monthly 10 year

Treasury rates increased ~7 bps in the same period. Other discount rate changes include data center which went up
10 bps month-over-month.

Please help us protect your advantage...
www.wolferesearch.com
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Exhibit 3 - Discount Rates Were Flat Month-Over-Month for Industrial and Residential
BREIT's discount rates for Residential and Industrial assets (Jan-20
to present) compared to average monthly 10 year treasury yield
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Source: Wolfe Research, Company Filings, FactSet

4. Balance Sheet

Exhibits 4 and 5 below show the debt to assets and unrestricted cash balance for the non-traded REITs. We believe

a higher cash balance position, combined with lower leverage, is constructive for continued expansion into commercial
real estate.

Leverage was largely flat for BREIT and AREIT, but went up for SREIT month-over-month in January, while cash balance
declined for all but AREIT.

Exhibit 4 - Leverage Was Flat Month over Month for Exhibit 5 - Cash Balance Declined for BREIT in January
BREIT Time Series of unrestricted cash balance (in $ mm) for
Time Series of Net Debt to Total Assets for the Non- the Non-Traded REITs

Traded REITs
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Source: Wolfe Research, Company Filings
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5. Yield

Exhibit 6 compares the corporate bond yields to non-traded REITs' yields, as well as Wolfe's public REIT coverage
dividend yield.

BREIT's dividend yields came down slightly, as the NAV improved while the dividend remained unchanged month-over-

month. While BREIT and SREIT continue to offer yields above Wolfe's public REITs coverage average yield, AREIT's
yields remained below that of public REITs' average in January.

SREIT yields are also above that of corporate bond yields.

The improvement in inflows makes us wonder if investors see these funds as cash substitutes rather than long term
investment substitutes (as cash or short term rates have fallen but long term rates have not).

Exhibit 6 - BREIT and SREIT Yields Remain Above Wolfe's Public REITs Coverage Average Yield
Corporate bond index yield and Wolfe's public REIT coverage yield versus annualized non-traded REIT yield
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Source: Wolfe Research, Company Filings, FactSet
Feb-26 Corporate Bond Yield taken as of 2/17
Appendix - Blackstone Holdings

The charts below highlight Blackstone holdings and changes in 4Q25 according to 13-F holdings. We note the
following:

e BX closed its position in Realty Income (O), a net lease REIT, as well as Hudson Pacific Properties Inc (HPP), an
office REIT.

e The company took a position in DigitalBridge (DBRG), a digital infrastructure and data center investment firm.

Please help us protect your advantage...
www.wolferesearch.com
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Chart 1 - REITs held by Blackstone in 4Q25

Ticker Shares % Portfolio Value ($000) Sector
BXMT 9,283,323 0.70% 177,589 Mortgage
SHO 8,645,000 0.30% 77,286 Hospitality
CLDT 1,621,000 0.00% 11,039 Hospitality
APLE 446,900 0.00% 5,295 Hospitality

Source: Wolfe Research, Company Filings
Please note: positions are listed as held by Blackstone overall rather than specific to BREIT

Please help us protect your advantage...
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DISCLOSURE SECTION

Analyst Certification:

The various Wolfe Research, LLC analysts who are primarily responsible for this research report certify that (i) the
recommendations and opinions expressed in this research report accurately reflect the research analysts’ personal views
about the subject securities or issuers and (ii) no part of the research analysts’ compensation was, is or will be directly
or indirectly related to the specific recommendations or views contained in this report.

Other Disclosures:

Wolfe Research, LLC Fundamental Stock Ratings Key:

Outperform (OP): The security is projected to outperform analyst's industry coverage universe over
the next 12 months.

Peer Perform (PP): The security is projected to perform approximately in line with analyst's industry
coverage universe over the next 12 months.

Underperform (UP): The security is projected to underperform analyst's industry coverage universe over
the next 12 months.

Wolfe Research, LLC does not assign target prices for Peer Perform rated companies.

Wolfe Research, LLC uses a relative rating system using the terms Outperform, Peer Perform, and Underperform as per
the definitions above. Please carefully read these definitions used in Wolfe Research, LLC research. In addition, since
Wolfe Research, LLC research contains more complete information concerning the analyst’s views, please carefully read
Wolfe Research, LLC research in its entirety and do not infer the contents from the ratings alone. In all cases, ratings (or
research) should not be used or relied upon as investment advice and any investment decisions should be based upon
individual circumstances and other considerations.

Wolfe Research, LLC Industry Weighting System:

Market Overweight (MO): Expect the industry to outperform the primary market index for the region (S&P

500 in the U.S.) by at least 10% over the next 12 months.

Market Weight (MW): Expect the industry to perform approximately in line with the primary market index
for the region (S&P 500 in the U.S.) over the next 12 months.

Market Underweight (MU): Expect the industry to underperform the primary market index for the region (S&P
500 in the U.S.) by at least 10% over the next 12 months.

Wolfe Research, LLC Distribution of Fundamental Stock Ratings (As of February 19, 2026):

Outperform: 50.57% 5.24% Investment Banking Clients within the previous 12 months
Peer Perform: 43.88% 1.72% Investment Banking Clients within the previous 12 months
Underperform: 5.55% 0.00% Investment Banking Clients within the previous 12 months

Other Disclosures:

Wolfe Research, LLC does not assign ratings of Buy, Hold, or Sell to the stocks it covers. Outperform, Peer Perform, and
Underperform are not the respective equivalents of Buy, Hold, and Sell but represent relative weightings as defined
above. To satisfy regulatory requirements, Outperform has been designated to correspond with Buy, Peer Perform has
been designated to correspond with Hold, and Underperform has been designated to correspond with Sell.

Please help us protect your advantage...
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Wolfe Research Securities and Wolfe Research, LLC have adopted the use of Wolfe Research and The Wolfe Daily Howl
as brand names. Wolfe Research Securities, a member of FINRA (www.finra.org) and the National Futures Association,
is the broker-dealer affiliate of Wolfe Research, LLC. Wolfe Research Advisors, LLC is an SEC registered Investment
Adviser affiliate of Wolfe Research, LLC. The Research Department of Wolfe Research, LLC produces and distributes
research to clients of Wolfe Research, LLC, Wolfe Research Advisors, LLC, and Wolfe Research Securities. Any analysts
publishing these reports are associated with Wolfe Research, LLC, Wolfe Research Advisors, LLC, and Wolfe Research
Securities.

The Wolfe Daily Howl, Monthly Controversies Report, and The Highlight Note are subscription-based products for
Institutional investor subscribers only and are products of Wolfe Research, LLC. The Wolfe Daily Howl may contain
previously published research which have been repackaged for Wolfe Daily Howl subscribers. Wolfe Research, LLC,
its affiliates, officers, directors, employees, and agents will not be liable for any investment decisions made or actions
taken by you or others based on any news, information, opinion, or any other material published through this service.

The content of this report is to be used solely for informational purposes and should not be regarded as an offer, or a
solicitation of an offer, to buy or sell a security, financial instrument or service discussed herein or to participate in any
particular trading strategy in any jurisdiction. Opinions and information in this communication constitutes the current
judgment of the authors as of the date and time of this report and are subject to change without notice. Information herein
is believed to be reliable based upon publicly available data but Wolfe Research, LLC, and its affiliates, including but
not limited to Wolfe Research Securities and Wolfe Research Advisors, LLC, make no representation that it is complete
or accurate. The information provided in this communication is not designed to replace a recipient's own decision-
making processes for assessing a proposed transaction or investment involving a financial instrument discussed herein.
Recipients are encouraged to seek financial advice from their financial advisor regarding the appropriateness of investing
in a security or financial instrument referred to in this report and should understand that statements regarding the future
performance of the financial instruments or the securities referenced herein may not be realized. Past performance is not
indicative of future results. This report is not intended for distribution to, or use by, any person or entity in any location
where such distribution or use would be contrary to applicable law, or which would subject Wolfe Research, LLC, or
any of its affiliates to any registration requirement within such location. For additional important disclosures, please see
https://www.WolfeResearch.com/Disclosures.

The views expressed in Wolfe Research, LLC research reports with regard to sectors and/or specific companies may
from time to time be inconsistent with the views implied by inclusion of those sectors and companies in other Wolfe
Research, LLC analysts’ research reports and modeling screens. Wolfe Research, LLC communicates with clients across
a variety of mediums of the clients’ choosing including emails, voice blasts, and electronic publication to our proprietary
website. Facts and views in Wolfe Research, LLC research reports and notes have not been reviewed by, and may
not reflect, information known to, professionals in other Wolfe Research, LLC affiliates or business areas, including
investment banking personnel.

Copyright © Wolfe Research, LLC 2026. All rights reserved. All material presented in this document, unless specifically
indicated otherwise, is under copyright to Wolfe Research, LLC. None of the material, nor its content, nor any copy
of it, may be altered in any way, or transmitted to or distributed to any other party, without the prior express written
permission of Wolfe Research, LLC.

This reportis limited for the sole use of clients of Wolfe Research, LLC, Wolfe Research Securities and Wolfe Research
Adbvisors, LLC which have been given permission prior to such use. Any distribution of the content produced by Wolfe
Research, LLC will violate the understanding of the terms of our relationship.

You are permitted to store, display, analyze, evaluate, modify, reformat, print and retrieve the information only for your
internal business purposes, and only on your own private and secure system. You cannot resell or reverse engineer the

Please help us protect your advantage...
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information, create derivative works or any data, commercial products or other offerings, or calculate or develop any
index for disclosure and/or marketing without the express prior written consent of Wolfe Research. You cannot publish,
transmit, alter, copy, forward, distribute, share, or reproduce the information in any format, or make the information
available in any form or by any means to any third parties, without the express prior written consent of Wolfe Research.
These restrictions include, without limitation: (i) using, extracting, downloading or retrieving this information, in whole
or in part, to train, develop or finetune any artificial intelligence (which includes predictive software or algorithms, neural
networks, machine learning models, large language models and similar technology), or to provide or reproduce this
information, in whole or in part, as a prompt or input to any such artificial intelligence; and (ii) content scraping, automated
processing, or any other means of disclosure or redistribution. Accessing or reviewing the information constitutes
your agreement to adhere to these terms and the stated permissions and restrictions. Electronic research reports are
distributed simultaneously to all clients. The licenses provided are revocable at the sole discretion of Wolfe Research
and the content providers.
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