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Summary

Host Hotels, which has a portfolio of luxury and upper-upscale
hotels in top U.S. Markets and the Sunbelt region, is poised to
benefit from the strong demand drivers in these markets. The
continuous improvement in group and transient demand is
expected to increase the occupancy level and RevPAR
growth. We project total revenues to rise 6.6% year over year
in 2025. Aggressive capital recycling bodes well for long-term
growth. A healthy balance sheet position is likely to support its
growth endeavors. However, competition from other industry
players will likely affect its growth tempo. It expects the
construction pipeline to remain modest until macroeconomic
uncertainties moderate and interest rates drop further.
Elevated interest expenses remain a concern. For 2025, we
expect its interest expenses to increase 10.2% year over
year.

Data Overview

52 Week High-Low $19.03 - $12.22

20 Day Average Volume (sh) 7,038,725

Market Cap $12.8 B

YTD Price Change 6.4%

Beta 1.18

Dividend / Div Yld $0.80 / 4.3%

Industry REIT and Equity Trust - Other

Zacks Industry Rank Top 40% (97 out of 243)

Last EPS Surprise 6.1%

Last Sales Surprise 0.3%

EPS F1 Est- 4 week change -0.8%

Expected Report Date 02/18/2026

Earnings ESP 1.1%

P/E TTM 9.3

P/E F1 9.2

PEG F1 -4.0

P/S TTM 2.2

Price, Consensus & Surprise(1)

Sales and EPS Growth Rates (Y/Y %)(2)

Sales   EPS 

Sales Estimates (millions of $)(2)

  Q1 Q2 Q3 Q4 Annual*

2026 1,597 E 1,594 E 1,361 E 1,537 E 6,089 E

2025 1,594 A 1,586 A 1,331 A 1,549 E 6,060 E

2024 1,471 A 1,466 A 1,319 A 1,428 A 5,684 A

EPS Estimates(2)

  Q1 Q2 Q3 Q4 Annual*

2026 0.58 E 0.53 E 0.33 E 0.44 E 1.88 E

2025 0.64 A 0.58 A 0.35 A 0.46 E 2.03 E

2024 0.60 A 0.57 A 0.36 A 0.44 A 1.97 A

*Quarterly figures may not add up to annual.

(1) The data in the charts and tables, except the estimates, is as of 12/15/2025.
(2) The report's text, the analyst-provided estimates, and the price target are as of 12/02/2025.
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Overview

Bethesda, MD-based Host Hotels & Resorts Inc., one of the leading
lodging real estate investment trusts (REITs), engages in the ownership,
acquisition, and redevelopment of luxury and upper-upscale hotels in the
United States and abroad. It is an S&P 500 Index company.

In operating its properties that are positioned mainly in growing markets
in the United States and globally, the company teams up with premium
brands such as Marriott, Westin, Ritz-Carlton, Hyatt, Sheraton, W, The
Luxury Collection, Fairmont, Four Seasons, Swissôtel, ibis, 1 Hotels,
Novotel and Hilton. Moreover, in certain select submarkets, the company
has several unbranded or soft-branded properties to lure distinctive
customer profiles.

Host Hotels customers are classified in three groups — transient
business, group business and contract business. Transient category
indicates individual business and leisure travelers. Group category refers
to clusters of guestrooms that are booked together, often with a
minimum of 10 rooms. The contract category represents blocks of rooms
that are sold to a specific company at notable discounted rates for an
extended period.

As of Sept. 30, 2025, Host Hotels enjoyed the ownership of 79 hotels,
aggregating 42,500 rooms. Of these, 74 hotels are situated in the United
States and five internationally. The company has properties in 21 top
U.S. markets. It primarily focuses on the following asset categories,
namely resorts, convention destination hotels and high-end urban hotels.

The resorts are in locations with limited supply growth. Such properties provide superior amenities and unique experiential offerings.

Convention destination hotels are located in urban and resort markets. These properties are group-oriented and have high-quality meeting
facilities. Often, these assets are associated with prominent convention centers.

Lastly, high-end urban hotels are positioned in key locations. Such assets have multiple demand drivers from both business and leisure travelers.

Note: All EPS numbers presented in this report represents funds from operations (FFO) per share. FFO, a widely used metric to gauge the
performance of REITs, is obtained after adding depreciation and amortization and other non-cash expenses to net income.

As of 12/15/2025

As of 12/02/2025
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Reasons To Buy:

Host Hotels has a strong Sunbelt exposure and presence in the top 21 U.S. markets. Its
properties are advantageously located in central business districts of major cities with close
proximity to airports and resort/conference destinations, thus driving demand. The
improvement in group and transient demand, including leisure and resort — led by the
healthy demand from small and medium-sized businesses — have aided occupancy and
revenue per available room (RevPAR) growth over the past few quarters. The company
expects low single-digit RevPAR growth in the fourth quarter of 2025. In 2025, the company
expects comparable hotel RevPAR growth of approximately 3%. The company is
experiencing continued strength in group business and its group revenues on the books
remains strong for 2025. For full-year 2025, the company has 4.0 million definite group room
nights on the books, representing a 5% increase since the second quarter of 2025. The
company expects its total group revenue pace to be strong in the fourth quarter of 2025 and driven by rate and banquet strength at its resorts.
Moreover, for the fourth quarter of 2025, the company expects that demand will continue to be driven by transient business.

Host Hotels undertakes strategic capital allocations to improve its portfolio quality and strengthen its position in the United States where it has
a greater scale and competitive advantage. In the first nine months of 2025, the company incurred $454 million in capital expenditure. For
2025, management expects total capital expenditures within $605-$640 million, consisting of return on investment (ROI) projects within $280-
$295 million, renewal and replacement expenditures of $250-$265 million, and $75-$80 million for property damage reconstruction. Moreover,
the company’s transformational capital program with Hyatt is expected to provide a competitive edge in hotels in those markets and enhance
the long-term performance through an increase in RevPAR.

The company follows an aggressive capital-recycling that entails the non-strategic dispositions of assets that have lower growth potential or
properties with significant capital expenditure requirements and redeploying the proceeds for investments in better-yielding assets. It has
prioritized projects in assets and markets that are anticipated to recover faster. In the third quarter of 2025, the company sold the Washington
Marriott at Metro Center for $177 million and recorded a gain on sale of $122 million. Moreover, the REIT has broadened its acquisition focus
to include urban markets in search of higher portfolio earnings before interest, taxes, depreciation and amortization (EBITDA) and revenues.
Per the company’s November 2025 Investor Presentation, from 2021 through Nov. 5, 2025, total dispositions amounted to $1.8 billion, which
is 16.8 times the EBITDA multiple. Its acquisitions during this period amounted to $3.3 billion, which is 13.3 times the EBITDA multiple. Such
efforts highlight its prudent capital-management practices, preserve balance sheet strength and pave the way to capitalize on long-term
growth opportunities.

Host Hotels has a healthy balance sheet and has been undertaking steps to fortify its strength. Prudent expense-management efforts have
helped the company preserve liquidity. As of Sept. 30, 2025, the company had $2.2 billion in total available liquidity, including approximately
$205 million of furniture, fixtures and equipment escrow reserves and $1.5 billion available under the credit facility revolver. As of Sept. 30,
2025, the weighted average debt maturity was 5.2 years and the weighted average interest rate was 4.9%. Further, it is the only company
with an investment-grade rating among lodging REITs since 2013. As of the end of the third quarter of 2025, the company enjoyed
investment-grade ratings of Baa2/Stable from Moody’s, BBB-/Stable from S&P Global and BBB/Stable from Fitch, providing access to the
debt market at favorable costs. Therefore, Host Hotels has ample financial flexibility for deploying capital for long-term growth opportunities
while carrying out redevelopment initiatives.

Solid dividend payouts are the biggest attraction for REIT investors, and Host Hotels remained committed to that. After a brief suspension of
its dividend payments during the pandemic, the company reinstated its dividend payment and resorted to regular dividend hikes, bringing the
dividend payment on par with the pre-pandemic level of 20 cents per share in December 2023. Host Hotels has increased its dividend eight
times in the last five years and has a 40% payout ratio. Hence, with rebounding operating trends, a lower dividend payout ratio compared with
the industry and a healthy financial position, we expect its dividend to be sustainable in the upcoming period.

With a solid portfolio of
upscale hotels across
lucrative markets, Host
Hotels will likely witness
RevPAR growth. Also, a
strategic capital-recycling
program and a healthy
balance sheet augur well.
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Reasons To Sell:

The current outlook for the lodging industry remains uncertain due to the impact of trade
policy, financial market volatility, reductions in government employment and escalating
geopolitical conflicts. Historically, economic uncertainty has hindered business investment,
which is strongly correlated to business transient and group demand. Management expects
continued softness in short-term group bookings due to persistent uncertainty surrounding
trade and U.S. economic policy. Although outbound travel remains elevated, international
inbound travel continues to face headwinds from shifting global travel patterns, as evolving
trade and immigration policy tempers inbound demand.

Moreover, challenges in the supply chain, which may be exacerbated by current tariffs and
trade policies, have led to project delays across the United States, and a prolonged tight
lending environment has made it difficult to obtain construction financing for future projects.
The company expects that its construction pipeline will remain modest until macroeconomic uncertainties moderate and interest rates drop
further.

The majority of Host Hotels’ properties are concentrated in the luxury and upper-upscale segments, and the hotel industry is cyclical in
nature and heavily dependent on the overall health of the economies in which it operates. Particularly, during economic downturns, these
segments bear the brunt as unfavorable macroeconomic conditions compel customers to reduce discretionary spending and choose lower-
priced brands over the company’s premium ones. Therefore, though Host Hotels’ revenues are immediately affected amid such challenging
periods, many of the expense categories associated with owning and operating hotels, such as debt-service payments, property taxes,
insurance, utilities and employee wages and benefits, remain relatively inflexible. This adversely impacts the company’s profitability and
limits earnings growth.

Host Hotels competes with other owners and investors in the upper upscale and luxury full-service hotels, including other lodging REITs.
Moreover, the growth of Internet reservation channels is likely to fuel competition as a major percentage of hotel rooms for individual or
“transient” customers are being booked through Internet travel intermediaries. This might adversely impact the revenues and profitability of
Host Hotels. Further, the spike in online short-term rentals, including as a flexible option for apartment buildings, has elevated supply in the
lodging industry and has increased competition in certain markets.

The company has a substantial debt burden and its total consolidated debt as of Sept. 30, 2025, was approximately $5.08 billion. With a high
level of debt, interest expenses are likely to remain elevated. For 2025, we project interest expenses to increase 10.2% year over year.

Macroeconomic
uncertainty and cautious
approach by many
businesses are likely to
hurt demand for its
properties in the near term.
The competitive landscape
and elevated interest
expenses are concerns.
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Last Earnings Report

Host Hotels' Q3 FFO Tops, Revenues Meet Estimates, Hotel RevPAR Rises

Host Hotels & Resorts reported third-quarter adjusted funds from operations (AFFO) per share
of 35 cents, which surpassed the Zacks Consensus Estimate of 33 cents. However, the figure
decreased 2.8% from the prior-year quarter.

Results reflected higher revenues, driven by year-over-year comparable hotel RevPAR growth.
This lodging REIT increased its outlook for 2025 AFFO per share.

Per James F. Risoleo, president and CEO of the company, “Our strong third-quarter results
reflect our company's continued positive momentum and industry leadership. We delivered better than expected comparable hotel Total RevPAR
growth of 0.8% over the third quarter of 2024, driven by strong transient demand leading to improvements in room revenues and ancillary
spend.”

Host Hotels generated total revenues of $1.33 billion, meeting the Zacks Consensus Estimate. The top line rose marginally on a year-over-year
basis.

Third Quarter in Detail

Host Hotels’ comparable hotel RevPAR was $208.07 in the reported quarter, increasing marginally from the year-ago quarter. The rise was
mainly driven by an increase in room rates across the portfolio, strong transient leisure demand and the continuing recovery in Maui, partially
offset by a decrease in group demand.

Comparable hotel EBITDA came in at $309.4 million, decreasing 1% from the year-ago quarter. The comparable hotel EBITDA margin decreased
50 basis points (bps) to 23.9%. The fall was led by an increase in wages and benefit expenses.

The average room rate of $299.07 in the third quarter increased from $290.27 reported in the year-ago quarter.

The comparable average occupancy percentage in the quarter was 69.6%, down 190 bps from the prior-year quarter.

Room nights for its contract business increased 11.6% year over year. The transient and group businesses witnessed a decline of 1.2% and
7.8% from the prior-year period. Host Hotels’ transient, group and contract businesses accounted for roughly 60%, 36% and 4% of its 2024 room
sales, respectively.

The company disposed of the Washington Marriott at Metro Center for $177 million.

Host Hotels agreed with Marriott International for a second transformational capital program at four properties over four years. The total
expenditure is expected to be between $300 and $350 million through 2029.

Balance Sheet Position

Host Hotels exited the third quarter with cash and cash equivalents of $539 million, up from $490 million as of June 30, 2025.

Its liquidity totaled $2.2 billion, including FF&E escrow reserves of $205 million and $1.5 billion available under the revolver portion of the credit
facility, as of Sept. 30, 2025.

During the third quarter of 2025, Moody’s upgraded the company’s credit rating to Baa2 with a stable outlook.

Capital Expenditure

From the beginning of the year through Sept. 30, 2025, Host Hotels’ capital expenditure aggregated $454 million. Of this, $184 million was the
total return on investment project spend, $200 million was the renewal and replacement expenditure, and $70 million was the renewal and
replacement property damage reconstruction.

2025 Outlook

Host Hotels revised its full-year AFFO per share guidance to $2.03 from the earlier guided midpoint of $2.00.

It expects comparable hotel RevPAR at $227 million, while adjusted EBITDAre is estimated at $1.73 billion.

For 2025, management anticipates total capital expenditure in the range of $605-$640 million.

FY Quarter Ending 12/31/2024

Earnings Reporting Date Nov 05, 2025

Sales Surprise 0.32%

EPS Surprise 6.06%

Quarterly EPS 0.35

Annual EPS (TTM) 2.01
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Recent News

Dividend Update

On Sept. 11, Host Hotels announced a quarterly cash dividend on the common stock of 20 cents per share for the third quarter of 2025. The
dividend was paid out on Oct. 15 to shareholders of record as of Sept. 30, 2025.

Valuation

Host Hotels’ shares have decreased 5.2% over the trailing 12-month period. Stocks in the Zacks sub-industry decreased 3.1%, while the Zacks
Finance sector rose 9.5% over the past year.

The S&P 500 Index is up 15.4% over the trailing 12-month period.

The stock is currently trading at 1.98X forward 12-month sales, which compares with the 5.29X for the Zacks sub-industry, 8.90X for the Zacks
sector and 5.29X for the S&P 500 Index.

Over the past five years, the stock has traded as high as 5.24X and as low as 1.50X, with a 5-year median of 2.34X. Our Neutral
recommendation indicates that the stock will perform in line with the market. Our $18.50 price target reflects 2.09X forward 12-month sales.

The table below shows summary valuation data for Host Hotels.
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Industry Comparison(1) Industry: Reit And Equity Trust - Other Industry Peers

  HST X Industry S&P 500 DLR IRM PSA

Zacks Recommendation (Long Term) Neutral - - Neutral Neutral Neutral

Zacks Rank (Short Term) 2 - - 2 3 3

VGM Score D - - D B C

Market Cap 12.82 B 1.78 B 39.38 B 52.52 B 24.37 B 47.79 B

# of Analysts 8 3 22 9 5 8

Dividend Yield 4.29% 4.34% 1.41% 3.19% 4.19% 4.41%

Value Score A - - D C D

Cash/Price 0.04 0.04 0.04 0.06 0.01 0.01

EV/EBITDA 10.16 12.94 14.60 23.38 20.96 17.65

PEG Ratio -3.98 2.65 2.23 3.95 NA 5.84

Price/Book (P/B) 1.92 1.09 3.35 2.31 NA 9.45

Price/Cash Flow (P/CF) 8.87 11.02 15.20 20.94 16.68 14.92

P/E (F1) 9.18 11.34 19.78 20.81 16.09 16.11

Price/Sales (P/S) 2.16 3.69 3.06 8.88 3.67 9.99

Earnings Yield 11.00% 8.75% 4.99% 4.81% 6.21% 6.21%

Debt/Equity 0.76 0.88 0.57 0.80 -22.68 1.99

Cash Flow ($/share) 2.10 1.86 8.99 7.30 4.94 18.25

Growth Score D - - D C D

Hist. EPS Growth (3-5 yrs) 34.26% 3.99% 8.16% 1.99% 1.67% 10.15%

Proj. EPS Growth (F1/F0) 3.05% 1.28% 8.57% 9.54% 189.27% 1.44%

Curr. Cash Flow Growth 1.59% 2.82% 6.75% -10.30% 9.28% 2.67%

Hist. Cash Flow Growth (3-5 yrs) -1.72% 3.14% 7.43% 5.99% 9.01% 9.50%

Current Ratio 2.90 1.63 1.19 2.02 0.66 0.45

Debt/Capital 43.96% 47.82% 38.01% 45.73% NA 51.63%

Net Margin 12.43% 5.10% 12.78% 23.67% 2.40% 39.53%

Return on Equity 11.11% 2.71% 17.00% 6.41% -112.70% 36.09%

Sales/Assets 0.46 0.13 0.53 0.13 0.34 0.24

Proj. Sales Growth (F1/F0) 6.60% 0.00% 5.77% 9.00% 11.60% 2.80%

Momentum Score F - - B A A

Daily Price Chg 1.52% 0.14% -1.07% -0.48% -1.09% -0.94%

1 Week Price Chg 6.37% 1.03% -0.63% -6.74% -1.14% 1.07%

4 Week Price Chg 8.18% 1.32% 1.39% -3.05% -7.04% 0.78%

12 Week Price Chg 8.56% -2.49% 2.45% -12.48% -21.08% -2.61%

52 Week Price Chg -0.11% -9.84% 12.83% -17.57% -25.92% -13.59%

20 Day Average Volume 7,038,725 782,182 2,728,366 1,931,569 2,347,146 1,066,578

(F1) EPS Est 1 week change 0.00% 0.00% 0.00% 0.00% 0.85% 0.00%

(F1) EPS Est 4 week change -0.76% 0.00% 0.00% 0.00% 1.88% 0.21%

(F1) EPS Est 12 week change 2.83% 0.36% 0.69% 2.00% 3.01% 0.56%

(Q1) EPS Est Mthly Chg 0.27% 0.00% 0.00% 0.00% 4.50% 0.00%

Industry Analysis(1) Zacks Industry Rank: Top 40% (97 out of 243) Top Peers (1)

Company (Ticker) Rec Rank

BXP, Inc. (BXP) Neutral 3

Digital Realty Trust… (DLR) Neutral 2

Iron Mountain Incorp… (IRM) Neutral 3

Park Hotels & Resort… (PK) Neutral 3

Prologis, Inc. (PLD) Neutral 3

Public Storage (PSA) Neutral 3

Ryman Hospitality Pr… (RHP) Neutral 3

Service Properties T… (SVC) Neutral 3
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Analyst Earnings Model(2)
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Zacks Stock Rating System

We offer two rating systems that take into account investors' holding horizons: Zacks Rank and Zacks Recommendation. Each provides valuable
insights into the future profitability of the stock and can be used separately or in combination with each other depending on your investment style.

Zacks Recommendation

The Zacks Recommendation aims to predict performance over the next 6 to 12 months. The foundation for the quantitatively determined Zacks
Recommendation is trends in the company's estimate revisions and earnings outlook. The Zacks Recommendation is broken down into 3 Levels;
Outperform, Neutral and Underperform. Unlike many Wall Street firms, we have an excellent balance between the number of Outperform and
Neutral recommendations. Our team of 70 analysts are fully versed in the benefits of earnings estimate revisions and how that is harnessed
through the Zacks quantitative rating system. But we have given our analysts the ability to override the Zacks Recommendation for the 1200
stocks that they follow. The reason for the analyst over-rides is that there are often factors such as valuation, industry conditions and
management effectiveness that a trained investment professional can spot better than a quantitative model.

Zacks Rank

The Zacks Rank is our short-term rating system that is most effective over the one- to three-month holding horizon. The underlying driver for the
quantitatively-determined Zacks Rank is the same as the Zacks Recommendation, and reflects trends in earnings estimate revisions.

Zacks Style Scores

The Zacks Style Score is as a complementary indicator to the Zacks rating system, giving investors a way
to focus on the highest rated stocks that best fit their own stock picking preferences.

Academic research has proven that stocks with the best Value, Growth and Momentum characteristics
outperform the market. The Zacks Style Scores rate stocks on each of these individual styles and assigns
a rating of A, B, C, D and F. We also produce the VGM Score (V for Value, G for Growth and M for
Momentum), which combines the weighted average of the individual Style Scores into one score. This is
perfectly suited for those who want their stocks to have the best scores across the board.

As an investor, you want to buy stocks with the highest probability of success. That means buying stocks with a Zacks Recommendation of
Outperform, which also has a Style Score of an A or a B.

Value Score B

Growth Score D

Momentum Score F

VGM Score D

Disclosures

This report contains independent commentary to be used for informational purposes only. The analysts contributing to this report do
not hold any shares of this stock. The analysts contributing to this report do not serve on the board of the company that issued this
stock. The EPS and revenue forecasts are the Zacks Consensus estimates, unless otherwise indicated in the report’s first-page
footnote. Additionally, the analysts contributing to this report certify that the views expressed herein accurately reflect the analysts' personal
views as to the subject securities and issuers. ZIR certifies that no part of the analysts' compensation was, is, or will be, directly or indirectly,
related to the specific recommendation or views expressed by the analyst in the report.

Additional information on the securities mentioned in this report is available upon request. This report is based on data obtained from sources we
believe to be reliable, but is not guaranteed as to accuracy and does not purport to be complete. Any opinions expressed herein are subject to
change.

ZIR is not an investment advisor and the report should not be construed as advice designed to meet the particular investment needs of any
investor. Prior to making any investment decision, you are advised to consult with your broker, investment advisor, or other appropriate tax or
financial professional to determine the suitability of any investment. This report and others like it are published regularly and not in response to
episodic market activity or events affecting the securities industry.

This report is not to be construed as an offer or the solicitation of an offer to buy or sell the securities herein mentioned. ZIR or its officers,
employees or customers may have a position long or short in the securities mentioned and buy or sell the securities from time to time. ZIR is not
a broker-dealer. ZIR may enter into arms-length agreements with broker-dealers to provide this research to their clients. Zacks and its staff are
not involved in investment banking activities for the stock issuer covered in this report.

ZIR uses the following rating system for the securities it covers. Outperform- ZIR expects that the subject company will outperform the broader
U.S. equities markets over the next six to twelve months. Neutral- ZIR expects that the company will perform in line with the broader U.S.
equities markets over the next six to twelve months. Underperform- ZIR expects the company will underperform the broader U.S. equities
markets over the next six to twelve months.

No part of this report can be reprinted, republished or transmitted electronically without the prior written authorization of ZIR.
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