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Price : $93.82BUY : WELL PT : $106.71 Upside : 12.08% 

Welltower [NYSE: WELL]
Binghamton Investment Fund | Real Estate Sector

Sector Head: Shayna Nguyen

Senior Analysts: Ben Kiely, Stefano Ammaturo, Ryan Faude, Michael Rau

Junior Analysts: Alexander Peyser and Anna Piszczatowski
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Healthcare REITs

Industry Overview
Competitors by Market Cap (In Bn $USD)

Industry Trends Market Growth (In MM $USD)

Healthcare REIT property's include senior living facilities, 
hospitals, medical office buildings, and nursing facilities

Ongoing 
pressure from 

inflation 
and interest 

rates

Increased 
demand for 
flexible and 
adaptable 

spaces

Modern 
sustainability
practices add 
more costs to 
construction 

projects

Cap rate was 4.4% this quarter, as a result of cap rate 
compression since the 10-year yield peaked in October

Industry's trading at a PE ratio of  524x (3-yr avg PE 
is 547x) and close to its 3-yr avg PS ratio of  4.9x

2.8% CAGR

Leading Healthcare REIT by 
Market Cap

Market size is estimated to increase by $333.01 B in the next 5 years
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Portfolio Structure

Company Overview
Segment Earnings Performance

Firm Timeline EPS & Revenue Outperformance

Senior Housing Triple-net

Senior Housing Operating 1000 Properties

Outpatient Medical

Long Term/Post Acute Care

361 Properties

447 Properties

292 Properties

192,324 

88,689 
115,643 

18,938 

237,948 

90,599 

119,912 

19,917 
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Q4 '22 Q4 '23

$
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Q3 '23
Beat

Q4 '23
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Estimate Actual

1.56B

1.67B 1.66B

1.75B

1.55

1.6

1.65

1.7

1.75

Q1 '23
Beat

Q2 '23
Beat

Q3 '23
Beat

Q4 '23
Beat

Estimate Actual

EPS Revenue
$182 Million in 

assets

Acquires Windrose Medical Properties 
Trust for $1 billion

$9.5 Billion in 
Assets

Expansion into 
Canada & the U.K

Renamed to 
“WellTower”

ProMedica partnership & acquires QCP 
& HCR ManorCare for $4.4 Billion

Shankh Mitra 
announced as CEO

Begins investing 
internationally

WellTower (formerly “Healthcare Fund”) 
incorporates as REIT

1970 1987 1998

2006 2010 2012

2015 2006 2020
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Investment Thesis

By 2030, 21% of  the population will be 65+ years old. In just a decade, the U.S. 
senior population has grown over 38%. Globally, the senior population will grow 

to ~17% by 2050.

Driven by high inventory obsolescence and reduced construction activity, muted 
supply will sustain occupancy growth and support pricing power   

Welltower has maintained strong forecasted guidance on increased expansion 
of  senior housing portfolio by way of  M&A 

Accelerated Aging 
Senior Population

Favorable Supply-
Demand Set Up

Capital Deployment 
Opportunities
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U.S. 65+ Years Population Growth (In MM) 

Accelerated Aging Senior Population
Senior Housing Rent Growth (Q3 of all Years)

Occupancy Recovery Senior Housing Absorption

58

82

2022 2050

1980-2022 median age of  the 
population increased from 

30.0 to 38.9

Age group’s share of  total 
population is projected to 

rise from 17% to 23%.

47%

NIC projects 
occupancy to 

reach
 Pre-pandemic 

levels in 
2H of  2024

87%

78%
84%

89%

Pre-pandemic Peak Pandemic Low 2023 2024E

0%

1%

2%

3%

4%

5%

6%

2016 2017 2018 2019 2020 2021 2022 2023

YoY Rent Growth 
reached high of

5.7% in Q3 of  2023

Rent projected to 
grow by at lease 3% 

going forward

In Q2 of  2020 lowest ever absorption rate for every 10  
new senior housing units added 38 were back on market

In Q2 of  2023 highest ever absorption rate of  45:10

In Q3 of  2023 absorption of  28:10

Absorption has beaten Inventory growth Q1 of  2021  
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Senior Housing Units Under Construction

Favorable Supply-Demand Set Up
Seven Years until Stabilized Construction Timeline 

Moderating EXPOR Driving Margin Expansion NOI Growth in return to Pre-COVID occupancy  

33% Decline in Supply Output Over 5 Years
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$537 million embedded NOI Growth

Human Capital Formation 
– 1 Year Entitlements – 1-5 Years

Breakeven – 2 Years Stabilization – 1 Year

Construction – 2 Years 

3.6%

-0.2%
-1.0% -1.2%

1.5% 2.0% 2.2%
3.4%

4.6% 4.5%
5.3%

7.5%
6.8%

5.9%

9.0%
8.0%

9.1%

13.0%

6.2%

7.5% 7.9%

3.6% 3.8% 3.9% 3.7% 3.6%

Q1 20 Q2 20 Q3 20 Q4 20 Q1 21 Q2 21 Q3 21 Q4 21 Q1 22 Q2 22 Q3 22 Q4 22 Q1 23

REVPOR YOY EXPPOR YOY

REVPOR growth (6.8%) continues to 
outpace EXPOR (1.7%), a new low

Realization of  incremental 
NOI from stabilization of  
newly acquired properties
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Synergies of Affinity Living Acquisition

Capital Deployment Opportunities
Operating Margin Growth 

Organic Deleveraging Potential High Degree of Liquidity
The net debt to adjusted 

EBITDA ratio declined by 
1.3x this past year, reflecting 
a decline of  ~25% from its 

1Q22 peak

Variable rate debt has 
decreased to 8.7% of  total 
debt from 16.0% at the end 

of  2022

$960 Million deal 
to acquire 25 
active adult 

communities, 
mainly in the 

Pacific Northwest 
and non-coastal 

US markets

Operating Margin 
has increased 

through 
partnerships with 

active adult 
communities due 
to lower overhead 

costs

37.1%

60%

Indendent Living Communities Affinity

Operating Margin = Operating Income/Revenue

The amount of  
cash and cash 

equivalents has 
more than tripled 

over the past 
year, allowing the 
company to see 

an ambitious 
expected increase 

in cash in the 
coming year.

0.00x

1.00x

2.00x

3.00x

4.00x

5.00x

6.00x

7.00x
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1Q22 2Q22 3Q22 4Q22 1Q23 2Q23 3Q23 4Q23

Net Debt to Adj. EBITDA

2.1

4.4

Available Liquidity in Billions of  USD

Cash and Cash Equivalents Additional Near Term Liquidity
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Football Field

Financials
Valuation

Analyst Ratings

Deutsche Bank $115

Raymond James $110

JP Morgan $98

Mizuho Securities $98

Evercore ISI $95
 $-  $50.00  $100.00  $150.00  $200.00  $250.00  $300.00

DCF MM

DCF GG

DDM

NAV

EV/EBITDA

24 EV/EBITDA

52-Week Range
Price Target: $106
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Allocation With WELL

0

0

0

29 21

0

21 29

0

0

0

0

25 19

0

30 26

0

Real Estate w/ WELL

AMT American Tower 
Corp

26.01%

EQIX Equinix 19.48%

COLD Americold 25.39%

ADC Agree Realty 18.78%

WELL Welltower 10.33%

Value Growth Value Growth
La

rg
e

Sm
al

l

Sm
al

l
La

rg
e

Real Estate Currently Real Estate w/ WELL

The overall risk of  the Real Estate Portfolio will 
decrease 0.26%, going from 24.35% to 24.09%.

0%

5%

10%

15%

20%

25%

30%

Real Estate Real Estate w/ WELL

Portfolio Risk

Equity Market Equity Country Equity Sector
Equity Style Idiosyncratic

24.09%24.35%
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Potential Concerns

Strong balance sheet with 
significant liquidity of  

cash & receivables

Expected rate cuts and 
refinancing options in the 

future

9% increase in the nurse 
workforce by 2030, and 

stable 4% growth in 
construction labor

Availability of  
financing

Capital markets 
(interest rates)

Availability of  
workforce



Bi
ng

ha
m

to
n 

In
ve

st
m

en
t F

un
d 

| 
Re

al
 E

st
at

e 
Se

ct
or

Thank You!

Questions? 
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Appendix

Appendix A: Balance Sheet

Appendix B: Income Statement

Appendix D: Revenue Build

Appendix E: DCF

Appendix F: Comparable Companies

Appendix G: DDM

Appendix H: Sensitivity Table

Appendix I: NAV

Appendix J: Football Field

Appendix K: WACC

Appendix L: NWC

Appendix M: Capital Source & Efficiency

Appendix C: Cash Flows

Appendix N: Support for Muted Supply 

Appendix O: Unit Occupancy Growth

Appendix P: SHO Performance
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Appendix A: Balance Sheet
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Appendix B: Income Statement
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Appendix C: Cash Flow
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Appendix D: Revenue Build
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Appendix E: DCF
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Appendix F: Comparable Companies
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Appendix G: DDM
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Appendix H: DDM Sensitivity Table
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Appendix I: NAV
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Appendix J: Football Field
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Appendix K: WACC
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Appendix L: NWC
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Appendix M: Capital Sources & Efficiency
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Appendix N: Support for Muted Supply 
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Appendix O: Unit Occupancy Growth
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Appendix P: SHO Performance
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