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Why are MAC and SKT so hard to value? One answer is that they’re creating value with capital 
allocation to offset value erosion at the property level—and public investors are more familiar with 
the opposite version of the “REITs are not real estate” setup.  

But every version of that RANRE story is getting harder to follow in the current market environ-
ment, which is why I’ve been writing about it more explicitly this year. And with these two in 
particular, I still see the fundamental headwinds as too much to overcome. Note that Tanger’s 
leasing spreads are still decelerating rapidly… 

 

…and MAC is also not showing any signs of market rent growth… 

 

11/4 Q3 FFO 2025E FFO

close act. est. guide est.

Office:

Douglas Emmett (DEI) 12.84 0.34 0.34 1.45 = 1.45    

Hudson Pacific (HPP) 2.25 0.04 0.03 0.19 * 0.11    

Retail:

Macerich (MAC) 17.70 0.35 0.35 na 1.46    

Tanger (SKT) 33.66 0.60 0.59 2.30 ↑ 2.29    

Health Care:

LTC Properties (LTC) 35.58 0.69 0.68 2.70 ↑ 2.63    

Non-REIT reporters:

Grocery Outlet (↓), GXO (↓), Lucky Strike (↔), Wolverine (↓)

*implied by Q4 midpoint

Tanger (SKT)

Leasing Stats 24Q2 24Q3 24Q4 25Q1 25Q2 25Q3

Total SF 2,000     2,599     2,411     2,496     2,811     2,913     

Comp SF 1,795     2,339     2,121     2,221     2,527     2,604     

spreads 15.1% 14.4% 15.0% 14.1% 12.0% 10.6%

LTM 13.9% 13.9% 14.3% 14.6% 13.8% 12.8%

MAC ABR/SF (<10k SF) 24Q2 24Q3 24Q4 25Q1 25Q2 25Q3

Average in place 65.91     66.45     67.72     69.21     69.46     69.64     

sequential chg 0.8% 0.8% 1.9% 2.2% 0.4% 0.3%

New leases (LTM) 63.35     66.98     67.74     69.99     70.57     68.75     

Expiring leases 57.54     59.86     62.27     63.13     63.85     64.89     

spread 10.1% 11.9% 8.8% 10.9% 10.5% 5.9%

new vs avg (3.9%) 0.8% 0.0% 1.1% 1.6% (1.3%)

expiring vs avg (12.7%) (9.9%) (8.0%) (8.8%) (8.1%) (6.8%)
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…and those trends are worse than they appear, because (in both cases) they’re net of significant 
improvements to the portfolio mix. 

See this recent SKT note for much more. But if you want a single barometer for any mall or outlet 
turnaround story, this is a pretty good one. Market rents can be a tricky concept in multitenant 
retail, but we’re far enough past the pandemic to expect clear evidence of same-space rent growth 
at the portfolio level. We are still not seeing it. 

Health care REITs have had both engines firing for over a year now—positive investment spreads 
alongside strong fundamentals—but most of them have generated less earnings growth than you 
would have expected, and LTC is a prime example: 

 

As with MAC, they’ve been shifting to more pro forma disclosure this year, which makes it a little 
harder to keep track of where the accretion from all this investment volume is leaking away. But 
much of it is simply not that accretive in the first place, because of this simultaneous pivot from 
NNN to SHOP structures—i.e. trading off current earnings for higher growth. 

I am skeptical that the higher growth will even be there for anyone but WELL, but I realize that’s 
a minority view. If you’re more comfortable than me with this current ultra-consensus SHOP stam-
pede, we can hopefully still agree that the frictional cost of diversification in HC REIT portfolios 
is getting ridiculous. If they’re going to keep lunging in and out of different property types and 
investment structures every cycle, it may not even matter if they get the timing right. 
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Unless otherwise noted, all data is from Bloomberg, S&P Global or company disclosures.  

This report is restricted to PLRA subscribers and subject to the disclosures below. 

PLRA is a REIT research publication for institutional investors. 

Please contact sales@plraresearch.com for pricing and further information. 

 

 

 

This report is approved and distributed by PLRA Research ("PLRA"). All trademarks, service marks, logos and trade names are 

proprietary to their respective owners. This report is proprietary, confidential and provided for the exclusive use of the recipient. 

 

PLRA generally prohibits employees and members of their households from maintaining a financial interest in the securities of 

any company in our coverage. PLRA and its affiliates may have, or have had, business relationships with the companies men-

tioned in this report. 

 

PLRA does not provide individually tailored investment advice in research reports. This report has been prepared without regard 

to the particular investments and circumstances of the recipient. The financial instruments discussed may not be suitable for all 

investors, and investors must make their own investment decisions using their own independent advisors as they believe neces-

sary and based upon their specific financial situations and investment objectives. Securities and other financial instruments 

discussed in this report are not insured by the FDIC, and are not deposits of, or other obligations of, any insured depository insti-

tution. In addition, income from an investment may fluctuate and the price or value of financial instruments described in this 

report, either directly or indirectly, may rise or fall. Estimates of future performance are based on assumptions that may not be 

realized, and past performance is not necessarily indicative of future performance. 

 

PLRA professionals may provide oral or written market commentary or trading strategies to our clients that reflect opinions that 

are contrary to the opinions expressed in this research. 

 

Electronic research is simultaneously available to all clients. This report is provided to PLRA clients and may not be redistributed, 

retransmitted or disclosed, in whole or in part, or in any form or manner, without the express written consent of PLRA. Receipt 

and review of this research report constitutes your agreement not to redistribute, retransmit, or disclose to others the contents, 

opinions, conclusion or information contained in this report (including any investment recommendations, estimates or target 

prices) without first obtaining express permission from PLRA. 

 

This report is not intended for distribution to, or use by any person or entity in any jurisdiction or country where such distribution 

or use would be contrary to local law or regulation. 

 

PLRA daily and weekly notes are independently reviewed before publication by licensed supervisory analysts of IRC Securities, a 

FINRA member firm registered as a broker-dealer with the SEC and certain state securities regulators. PLRA employees are not 

registered representatives of IRC Securities. PLRA is not a registered investment advisor, and is not acting as a broker-dealer un-

der any federal or state securities laws. 
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