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Sector Price Action & Performance Review: Real Estate
• The Real Estate Sector was knocked down to longer-term 

support near the $40 level on the XLRE.  The sector starts 
December at 52-wk relative lows and is among the weakest 
sector level trends in 2025.  We are taking a contrarian long 
based on the macro environment swinging to favor lower vol. 
exposures.  The key driver is firming expectations of a rate cut in 
December.  Typically, policy intervention sees a bid for lagging 
stocks.  In the present environment this dynamic is buttressed 
by some signs of defensive rotation.  We think the setup is 
conducive for Real Estate stocks which enter the month out of 
favor, but historically a beneficiary of falling rates.  

• From a technical perspective, our oscillator studies are near 
oversold levels to start December with price at intermediate-
term support in absolute terms.

• The sectors forward prospects are tied to the level of interest 
rates as office to residential conversion remains a key plank of 
longer-term recovery.  With treasury yields moving lower in the 
past few months, we think the macro backdrop supports some 
speculative bottom-fishing in low vol. sectors.

• Economic readings and Tech earnings (NVDA, AVGO) will go 
a long way in determining whether the bull continues to 
control the tape.  However recent elevated readings in the 
VIX and MOVE indices and softer economic data prints 
have investors questioning the bull market.  We think Real 
Estate could see inflows in this environment and we are 
making a bet on the sector in December.

• We start December with an OVERWEIGHT allocation of 
+3.73% in our Elev8 Sector Rotation Model Portfolio vs. the 
S&P 500 benchmark
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Fundamentals: Real Estate Sector
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• The chart (left) shows S&P 500 Real Estate Sector 
Margins, Debt/EBITDA, Valuation and Earnings

• Margins remained firm throughout Q2’s reporting 
season (chart, panel 2) with debt levels also 
remaining firm.

• LTM Valuation (chart, panel 3) is lofty due to earnings 
impairment from Office REITs though we can see out 
year P/E multiples are set to contract if the consensus 
for >100% EPS growth comes to fruition

• Out year valuations have contracted as companies 
have guided forward earnings higher.  There still 
seems to be a disconnect between the bearish 
present trend and consensus estimates for robust 
forward EPS Growth.  At face value, out year valuation 
levels seem appropriate



Industry Performance and Breadth: Real Estate
• Real Estate Industries (chart, 

left): Weakness at the industry 
level was broad-based in 
October with Industrial REITs 
(PLD) the only positive 
performer.  We are expecting 
some selling exhaustion in the 
near-term and potential 
bottom-fishing which makes 
the sector a decent hedge 
against any complications for 
the AI trade.

• We saw some uptick among 
Real Estate Sector Internals 
(chart, right):  Market internals 
for the sector collapsed again 
in October, and we’re 
expecting an oversold bounce
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Top 10/Bottom 10 Stock Level Performers: Real Estate
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Healthcare REITS (WELL, VTR) 
continue to be standout names 
within the sector.
IRM remains in retracement while 
ARE and CSGP have been weak over 
the longer-term 
Tower stocks and data centers 
continue to consolidate while 
residential REITs have had trouble 
outperforming despite a tight 
housing market

Metrics: 
(Formulas are in the appendix at the end of the report)

Valuation Multiple Relative to Index

Premium (or discount) to benchmark valueation

Momentum

Long higher scores, short lower scores

Dividend Yield Relative to Index

Higher scores preferred when rates and equities are 
moving lower

Near-term Overbought/Oversold

Price is >10% away from the 50-day moving average 
Above/Below

GREEN|RED

Company scores positively|negatively for Elev8 Sector 
Rotation Model for April

Symbol Name CHART_PATTERN MktVal Co

Valuation 

Multiple Rel 

to Index

Momentum 

Score

Div Yld 

Multiple rel to 

Index

3y BETA Rel 

to Loc Idx

1-Month 

Excess 

Return vs. 

BMK

WELL Welltower Inc. Uptrend 141,555.2 3.17 17.4 0.9 0.73 14.2

VTR Ventas, Inc. Bullish Reversal 37,616.2 5.37 12.3 1.6 0.69 12.7

HST Host Hotels & Resorts, Inc. Consolidation 12,199.6 0.82 1.5 3.2 1.43 7.4

SPG Simon Property Group, Inc. Consolidation 60,578.3 1.11 1.8 3.0 1.32 4.0

MAA Mid-America Apartment Communities, Inc. Downtrend 15,865.7 1.50 -9.7 3.0 0.71 2.7

CPT Camden Property Trust Downtrend 11,281.1 3.19 -7.9 2.6 0.94 2.6

PLD Prologis, Inc. Bullish Reversal 119,043.6 1.72 6.5 2.1 1.58 1.6

CBRE CBRE Group, Inc. Class A Bullish Reversal 48,272.6 0.90 0.5 0.0 1.38 1.5

UDR UDR, Inc. Downtrend 11,927.2 2.50 -10.3 3.1 0.81 1.0

ESS Essex Property Trust, Inc. Consolidation 16,881.6 1.64 -6.8 2.6 0.67 0.7

SBAC SBA Communications Corp. Class A Downtrend 20,754.3 0.88 -11.7 1.5 0.88 0.1

FRT Federal Realty Investment Trust Downtrend 8,503.6 1.31 -5.4 3.0 0.93 -1.6

BXP BXP Inc Consolidation 11,522.3 1.47 -2.5 3.2 1.26 -1.7

REG Regency Centers Corporation Consolidation 13,033.5 1.17 -6.6 2.6 0.72 -1.8

EQR Equity Residential Downtrend 23,429.6 1.64 -10.3 3.0 0.77 -1.9

INVH Invitation Homes, Inc. Downtrend 17,121.7 1.42 -14.3 2.7 0.83 -2.5

AVB AvalonBay Communities, Inc. Downtrend 25,751.9 1.33 -11.0 2.6 0.75 -2.7

DOC Healthpeak Properties, Inc. Downtrend 12,662.0 2.79 -3.3 4.4 1.10 -3.1

AMT American Tower Corporation Downtrend 84,846.9 1.08 -14.8 2.5 0.88 -3.7

O Realty Income Corporation Downtrend 52,563.4 1.47 -6.7 3.7 0.66 -4.2

VICI VICI Properties Inc Consolidation 30,813.8 0.41 -15.7 4.0 0.63 -6.1

CCI Crown Castle Inc. Downtrend 39,432.6 1.32 -13.7 3.5 0.95 -6.4

WY Weyerhaeuser Company Downtrend 16,046.4 3.29 -17.4 2.5 1.35 -6.5

KIM Kimco Realty Corporation Consolidation 13,963.7 1.10 -11.3 3.2 1.01 -7.0

PSA Public Storage Consolidation 48,113.7 1.07 -12.0 2.9 1.00 -7.9

EQIX Equinix, Inc. Downtrend 73,679.8 2.04 -13.7 1.6 1.22 -9.6

DLR Digital Realty Trust, Inc. Consolidation 54,585.8 3.49 -12.9 2.0 1.20 -10.0

EXR Extra Space Storage Inc. Consolidation 28,290.5 1.11 -12.9 3.2 1.33 -10.1

CSGP CoStar Group, Inc. Downtrend 28,743.7 2.04 -23.5 0.0 0.84 -12.4

IRM Iron Mountain, Inc. Retracement 25,485.7 1.55 -16.0 2.4 1.31 -18.2

ARE Alexandria Real Estate Equities, Inc. Downtrend 9,258.2 -35.9 6.2 1.45 -30.4



Economic & Policy Drivers: Real Estate Sector
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The main macro driver for Real Estate in November was the re-pricing of the Fed path and the 
behavior of long rates.

Early in the month, the probability of a December rate cut dipped below 30% as hawkish Fedspeak 
and a data vacuum weighed on risk assets. By late November, after multiple Fed officials (Waller, 
Daly, others) openly endorsed a near-term cut and highlighted labor-market risks, markets were 
pricing 80%+ odds of a December cut and roughly 90 bp of easing through year-end 2026. That 
shift coincided with:

Several sessions of 3–4 bp declines at the long end of the Treasury curve.

Fundamental Drivers: Residential and Commercial Read-Throughs

Occupancy and rent trends are holding up reasonably well, helped by ongoing affordability 
constraints in ownership.

But transaction volumes and development economics remain constrained by high financing 
costs and cautious consumer behavior.

Commercial, Retail and Specialty Real Estate

Consumer backdrop:

Corporate commentary and survey data painted a mixed picture. The Conference Board 
confidence index fell to 88.7, the weakest since mid-2022, and retailers like Target and 
Bath & Body Works pointed to negative consumer sentiment and increased discounting.

At the same time, Walmart, Ross Stores, Best Buy, and Abercrombie & Fitch all reported 
better-than-feared results, raised guidance, or highlighted strong engagement, suggesting 
consumer spending is rotating, not collapsing.

For retail REITs, that supports a thesis of tenant resilience but elevated variance across 
formats (value, off-price, and experience-oriented centers outperforming).

Office and corporate demand (implied):

Softer business confidence readings (e.g., Chicago PMI at 36.3) and persistent caution in IT, 
infrastructure, and consulting names point to subdued corporate capex and headcount 
growth, a negative backdrop for traditional office REITs.

Data centers and logistics:

Multiple headlines underscored surging data-center demand, including Schneider 
Electric’s $2.3B in new deals, cloud and hyperscaler buildout plans, and commentary that 
data centers are now attracting more capital than new oil exploration.

That supports structurally strong fundamentals for data-center and power-adjacent REITs, 
even if near-term valuations are debated.

December Outlook: Rate Tailwind, Fundamentals Still Mixed

Heading into December, the Real Estate sector faces a cross-current of supportive rates and 
uneven fundamentals.

On the positive side:

The market is now firmly priced for a December cut (80%+ odds) and additional easing across 2026, 
with long-end yields off their recent highs. That directly lowers the discount rate headwind for REIT 
cash flows and supports NAV and cap-rate stabilization.

Activity data show signs of bottoming rather than collapsing: pending home sales are rising, 
existing home sales have improved, and sentiment in homebuilding and select consumer areas has 
stabilized.

However, key risks remain:

Housing affordability is still stretched with mortgage rates in the mid-6% range, foreclosures rising, 
and a large share of homes losing nominal value. That keeps transaction volumes and 
development pipelines constrained.

Offices face ongoing structural pressure from hybrid work and cautious corporate sentiment.

A deeper labor-market slowdown – hinted at by rising continuing claims and weaker confidence – 
would hit rent growth expectations just as valuations begin to re-rate on a Fed pivot.



Appendix: Metric Interpretation/Descriptions

Valuation Multiple Relative to Index

(Company Price/NTM EPS)/ (Index Price/NTM EPS)

Momentum (simple mean)

1-Month Excess Total Return (vs. S&P 500) * 0.2

Plus

3-Month Excess Total Return (vs. S&P 500) * 0.5

Plus

6-Month Excess Total Return (vs. S&P 500) * 0.3

Momentum
Long higher scores, short lower scores

Valuation Multiple Relative to Index
Higher scores correspond to more expensive earnings than the 
index, lower scores are cheaper
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Dividend Yield Relative to Index

Company FY1 Rolling Dividend Yield / Index FY1 Rolling Dividend 
Yield

Dividend Yield Relative to Index
Higher scores correspond to higher company dividend yield 
relative to the S&P 500 Index dividend Yield



Metric Interpretation/Descriptions
Price Structure

We categorize stock chart patterns into 7 categories
Uptrend—Stock exhibits sustained outperformance
Bullish Reversal—Stock has outperformed over the past 
3-6 months by > 10% vs. benchmark
Consolidation—Sideways price action, generally a 
bearish pattern in a bull market
Retracement—A sharp move lower in a previously strong 
chart
Distributional—A topping pattern
Downtrend—Sustained underperformance, lagging the 
benchmark by >15% per year
Support—Price has reached a level where major bottom 
formations or basing has occurred in the past
Basing—A protracted consolidation at long-term support

Deviation from Trend
Intermediate-term: Price % Above/Below 200-day 
moving average
Near-term: Price % Above/Below 50-day moving 
average

Overbought/Oversold (We want to sell overbought charts 
with declining momentum)

Overbought = Stock price > 25% above 200-day m.a.
Oversold = Stock price > 20% below 200-day m.a.

Near-term Overbought/Oversold (Signals depend 
on trend context)

Overbought = Stock price > 15% above 50-day m.a.
Oversold = Stock price > 15% below 50-day m.a.
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