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Farmland focus: lining up

for row crops

Bottom line up top

Unexpecting the expected: The Supreme Court’s tariff
takedown. By a vote of 6-3, the court ruled against the Trump
administration’s tariffs on Friday, declaring they were not authorized by
the International Emergency Economic Powers Act as the White House
had argued. The majority opinion removes tariffs — for now — as an
embedded assumption in economic, inflation and corporate earnings
forecasts, although the president has pledged to continue pursuing
tariffs using other legal justifications.

While the court’s finding was widely anticipated, the timing of
its announcement had remained a wildcard. Investors now head
into this week digesting both the tariff news and a deluge of data
released last week, overlaid with policy uncertainty and ongoing
geopolitical tensions.

Inflation up, GDP down, rate cut expectations steady. Among
the high-profile data was Friday’s delayed release of the Personal
Consumption Expenditures (PCE) Price Index for December. Core

PCE, which excludes more volatile food and energy costs, is the U.S.
Federal Reserve’s preferred inflation gauge. Reading 3.0% year over
year, it was a touch hotter than expectations and November’s 2.8%. This
shows inflation remaining stubbornly higher than the Fed’s 2% target,
validating the Fed’s cautious approach. This could lead markets to
reprice the rate policy path, putting pressure on longer-duration assets.

Other recent economic data give the Fed additional food for thought
in its policy calculus. The advance estimate of fourth quarter U.S. GDP
growth showed the economy expanding at an annualized +1.4% rate,
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Prospects for

more volatility

below consensus forecasts of +2.5% and significantly weaker than the argue for broader
j[hlI‘d quarter’s +4.4%. pace. The disappointing result reflects a contraction diversification
in government spending (likely exacerbated by last fall’s government .

shutdown) and lower net exports. Timelier indicators reported last week, outside of

such as benign weekly first-time jobless claims and a modest increase in traditional equity
the University of Michigan consumer sentiment index, could temper the and fixed income.
perceived need for nearer-term policy easing. As of Friday, markets were

still pricing in about 50 basis points (bps) of cuts by the end of 2026.

Choppier markets may prompt choosier allocations. U.S. equities
have wavered in February, with the S&P 500 and Nasdaq Composite
indexes alternating between slight gains and losses. Volatility stems from
Al-driven disruption, particularly in software, to weakness in segments of
financials exposed to capital markets activity and credit. Meanwhile, global
equity benchmarks have advanced year-to-date as leadership has rotated
away from the U.S. market given its heavy concentration in mega cap
growth and technology stocks.

The U.S. Treasury yield curve has shifted lower in recent weeks, but without
a pronounced steepening. This suggests markets are modestly tempering
rate expectations rather than pricing in imminent cuts (Figure 1). While a
lower curve can support equity multiples and help ease financial conditions,
the absence of a decisive steepening implies growth expectations remain
measured. Such a backdrop looks favorable for investors seeking to diversify
a traditional stock/bond portfolio with private real assets, including select
farmland investments.

FIGURE 1: TREASURY CURVE SHIFT IMPLIES TEMPERED GROWTH
U.S. Treasury yields (%)
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Data source: U.S. Treasury Department, 19 Feb 2026. Performance data shown represents past performance and does not predict or
guarantee future results.

OPINION PIECE. PLEASE SEE IMPORTANT DISCLOSURES IN THE ENDNOTES.
02 | CIO Weekly Commentary 23 February 2026



Portfolio considerations

Healthy fields, healthy yields. This pithy rule of thumb for agriculture
is also a nod to the potential benefits of investing in farmland. While
farming is a familiar economic and cultural theme — from the iconic
Depression-era painting “American Gothic” to the ironic 1960s sitcom
“Green Acres” — farmland as a strategic portfolio allocation often gets
overlooked. Yet closer examination shows farmland is not far afield from
many investors’ long-term objectives and risk preferences.

Within farmland, we see particular appeal in U.S. row crops. These
include agricultural commodities such as corn, cotton, rice, soybeans and
wheat, along with fresh produce like potatoes, tomatoes and berries. Basic
yet versatile, row crops serve as essential inputs for a range of food supply
chains, consumer product goods and renewable energy markets.

How does the garden grow? Pretty, made all in a row. Row

crop investors typically purchase land and lease it to local farmers.
Investment returns therefore have two sources: (1) income from lease
payments and (2) capital appreciation potential based on the value of the
underlying land.

Income returns from leased row crops have been remarkably consistent,
averaging 3.75% (Figure 2), far exceeding 10-year U.S. Treasury yields.
Complementing this income return is the capital appreciation component,
which may offer equity-like upside.

Moreover, thanks to their higher Sharpe ratio — a measure of excess
return relative per unit of risk — adding row crops to a traditional
stock/bond portfolio can improve the overall portfolio’s risk-adjusted
performance. From 2008 to 2025, the Sharpe ratio for row crops was 3.31
(ratios >1 are considered desirable, and >3 are compelling).

In addition, real assets such as farmland have low or negative correlations
to traditional stocks and bonds, providing potential diversification.

Lastly, farmland can be an effective hedge against inflation, evidenced

by the positive correlation of its returns to rising prices. In inflationary
environments, returns often rise (1) in tandem with prices for raw
materials and output from real assets, and (2) because long-term contracts
may include inflation adjustments.
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FIGURE 2: ROW CROPS HAVE DELIVERED HIGHER RETURNS,
LOWER VOLATILITY RELATIVE TO TREASURIES

Historical annual returns of row crops versus 10-year U.S. Treasuries
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Data source: Nuveen, Bloomberg, L.P, NCREIF, 2008-2025. Row crop data is as of 30 Sep 2025 due to data availability. Performance data shown
represents past performance and does not predict or guarantee future results. Representative indexes: Row crops: NCREIF Row Crop Index;
10-year Treasury: Bloomberg U.S. Treasury Bellwethers 10 Year TR Index. Standard deviation is based on quarterly returns.
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About Nuveen’s Global Investment Committee

Nuveen’s Global Investment Committee (GIC) brings together the most senior
investors from across our platform of core and specialist capabilities, including

all public and private markets.

Regular meetings of the GIC lead to published outlooks that offer:

« macro and asset class views that gain consensus among our investors

« insights from thematic “deep dive” discussions by the GIC and guest experts
(markets, risk, geopolitics, demographics, etc.)

guidance on how to turn our insights into action via regular commentary

and communications

For more information, please
visit nuveen.com.

Endnotes

Sources
All market and economic data from Bloomberg, FactSet and Morningstar.

This material is not intended to be a recommendation or investment advice, does not
constitute a solicitation to buy, sell or hold a security or an investment strategy, and
is not provided in a fiduciary capacity. The information provided does not take into
account the specific objectives or circumstances of any particular investor, or suggest
any specific course of action. Investment decisions should be made based on an
investor’s objectives and circumstances and in consultation with his or her financial
professionals.

The views and opinions expressed are for informational and educational purposes
only as of the date of production/writing and may change without notice at any time
based on numerous factors, such as market or other conditions, legal and regulatory
developments, additional risks and uncertainties and may not come to pass.

This material may contain “forward-looking” information that is not purely historical
in nature. Such information may include, among other things, projections, forecasts,
estimates of market returns, and proposed or expected portfolio composition. Any
changes to assumptions that may have been made in preparing this material could
have a material impact on the information presented herein by way of example.
Performance data shown represents past performance and does not predict or
guarantee future results. Investing involves risk; principal loss is possible.

Allinformation has been obtained from sources believed to be reliable, but its accuracy
is not guaranteed. There is no representation or warranty as to the current accuracy,
reliability or completeness of, nor liability for, decisions based on such information
and it should not be relied on as such. For term definitions and index descriptions,
please access the glossary on nuveen.com. Please note, it is not possible to invest
directly in an index.

Important information on risk

All investments carry a certain degree of risk and there is no assurance that an
investment will provide positive performance over any period of time. Equity investing
involves risk. Investments are also subject to political, currency and regulatory risks.
These risks may be magnified in emerging markets. Debt or fixed income securities
are subject to market risk, credit risk, interest rate risk, call risk, derivatives risk,
dollar roll transaction risk and income risk. As interest rates rise, bond prices fall. As
an asset class, agricultural investments are less developed, more illiquid, and less
transparent compared to traditional asset classes. Agricultural investments will be
subject to risks generally associated with the ownership of real estate-related assets,
including changes in economic conditions, environmental risks, the cost of and
ability to obtain insurance, and risks related to leasing of properties. Investments in
farmland have specific risks, including fluctuations in property value, higher expenses
or lower income than expected and environmental problems and liabilities. Weather
conditions have historically caused volatility in agricultural commodities by causing
crop failures or significantly reduced harvests, which can affect the supply and pricing
of the agricultural commodities for tenants or on direct farming operations. Agricultural
commodities can also be affected by factors such as plant and crop disease.

Nuveen, LLC provides investment services through its investment specialists.
This information does not constitute investment research as defined under MiFID.
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