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* Thelisted market: Proportion of total real estate universe (MSCI RE market size)
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* Thelisted market: Proportion of total equity universe
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THE LISTED REAL ESTATE MARKET

* Performance of listed real estatein the UK.
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INVESTOR STRATEGY TO INVEST IN FUNDS

1. Detailed strategy
— Longterm —short term
— Incomefocus — capital growth focus
— Diversified fund versus focused funds
— Risk averse —risk seeking
— Listed RE as part of real estate portfolio or part of equity portfolio
— Stockselection

2. Indextracking/ factorinvesting

ESG applies to both




INVESTOR’S VIEW ON LISTED FUNDS

Just a small amount of asset owners view listed real estate as part of their real
estate exposure. Sometimes those investors act as anchor investors (could be
founder or an instutional shareholder)

The allocation of real estate within the 31 asset owners which invest in listed real
estatevaries between less than 10% up to 100%

Out of the 129 asset owners within the MSCl asset owener survey with a real
estate exposureonly 16 refered to a (blended) listed benchmark

Almost all asset owners invest direct or indirectly in listed funds as part of their
equity portfolio

(based on MSCl’s asset owner survey)

MSCI







FUND LEVEL STRATEGY
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QUESTIONNAIRE ON LISTED COMPANIES

Strongfocuson net income growth instead of total return, but are some
exceptions which focus on income return

Quality of asset is very important all tend to invest in the best quality > style drift
in overheated markets

All tend to sell bad quality assets in good times

NAV / stock price is effected by general stock market movement and stronger
focus on forecasts than asset valuations

Difference between NAV and stock price also impacted due to ability to attract
debt

MSCI = 9




LEVERAGE

Leverageis one of the key risk factors

To be contracyclical is very hard because you have got almost free money and
you can’t pay comparable prices compared to other investors

No clear view on level of debt 7%
(based on desk research):
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LEVERAGE — INTEREST EXPENSES
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DIVERSIFIED VS. FOCUS

Some asset owners would like to have diversified portfolios others tend to
diversify themselves.

Due to the better information availability investors tend to diversify more
themselves

Geographicdiversifactionis also related to tenants geographic exposure and the
size of the market in which they operate

M S C I K 12




DIVERSIFIED VS. FOCUS

Geographic focus and fund size (based on Real estate AUM)
—Based on MSCI real estate market size work with information on over 900 listed portfolios
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BENCHMARKING PERFORMANCE

Listed funds tend to benchmark at security level with performance indexes like
MSCI, FTSE/EPRA, GPRand national indexes

In general no benchmark at asset level (except for UK and South Africa)

Very hard to comparethe like-for-like growth for listed companies and investors
(not 100% consistent)

Hardto compare performance due to different composition /strategy of listed
funds

MSCI 14




BENCHMARKING PERFORMANCE

COUNTRY REGIONAL

-M&M&
Austria

Belgium 1 1 3 3 3 1 1
Denmark 2 1 1 1

Finland 1 1 1 1
France 4 1 4 1 1 3
Germany 3 a9 2 1 1 1
Ireland 2 1

Netherlands 1 1 2
Norway 1 1 1

Poland 1 1 3

Spain 4 4 1 1

Sweden 6 1 3 1 1

Switzerland 5 3 1 1

UK 1. sl 5 4 s 2 3 2
Europe 38 6 27 18 17 T 2 10
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BENCHMARKING PERFORMANCE — EUROPEAN RETAIL

FUNDS
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ACTIVE MANAGEMENT

Based on strategy documents and annual reports (44 categorized)

Managing core
assets, 4

Refurbishment
or residential
retail sales, 2

Refurbishment
and residential
retail sales or
redevelopment,

small Development as part of total real
development .
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DIRECT REAL ESTATE RESULTS

UK example
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DIRECT REAL ESTATE QUALITY

Listed companies mention they own better quality assets

Based on the equivalent yield that is the case

Retail

0

9

o 0

S~ [\

6 L\ )/ g

: AN

4

3

2

1

O TTTTTTTTITTTI I I T I I I T I T T I T T T I T I I T IT T ITTIT I TITTI
T N < DN 00 O = n <
Q @ Q@ @ @ @  «d <
- o o = o = o = o
S 83838328y

MSCI -

—IPD UK
quarterly index

—— Listed
companies

OFRLNWPAULIONOO OO

Office

N\

J A\ —

AN74

N\

N N

i
o

©
=

N < n I~y 00 O 1 " <

Sep-0
Mar-0

Sep-0
Mar-0

Sep-0
Mar-1
Sep-1

Mar-1
Sep-1



DIRECT REAL ESTATE QUALITY

Higher income growth

Lowerincome return
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PERFORMANCE — STANDING INVESTMENTS

Totalreturn was in general higher in past 10-yrs for listed companies

All sectors

Residential

Industrial

Office
Retail

Other
Industrial Rest UK I Listed companies
Industrial South Eastern
Office Rest UK
Office Rest South East
Office West End & Mid Town
Office City
Retail Warehouse
Shopping Centre
Standard Retail Rest UK
Std Retail South East

MW |PD UK quarterly index




PERFORMANCE — EFFECT OF ACTIVE MANAGEMENT

Cummulative total return difference of standinginvestment returns and all
benchmarked assets returns (effect of purchases, sales and developments).

Effect is limited and difference approximately 20 bbp per year
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CONCLUSIONS

Almost all listed companies are different and therefore it is hard to compare their
performance at security level > benchmark at asset level gives more possibilities
tocompare like for like

On the other hand investors have also got different investment goals
Risk of leverage is very important

Listed companies in the UK tend to performance better than their peers in other
parts of the real estate market

MSCI @ 23




NOTICE AND DISCLAIMER

This document and all of the information contained init, including without limitation all text, data, graphs, charts (colledively, the “Information”) is the property of MSCI Inc. or its subsidiaries (collectively, “MSCI”), or MSCl’s licersors, direct or indirect
suppliers or any third party involved in making or compiling any Information (collectively, with MSCI, the “Information Providers”) and is provided for informational purposes only. The Information may not be modified, reverse-engineered, reproduced
or redisseminated inwhde orinpart without prior written permission fromMSCI.

The Information may not be usedtocreate derivative works or to verify or correct other data orinformation. For example (but without limitation), the Information may not be used to create indexes, databases, risk models, analytics, software, orin
connection with theissuing, offering, sponsoring managing or marketing of any securities, partfolios, financial products orother investment vehicles utilizing or based on, linked to, tracking or otherwise derived from the Information or any other MSQ
data, information, productsor services.

The user of the Information assumes the entire risk of any wse it may make or permit to be made of the Information. NONE OF THE INFORMATION PROVIDERS MAKES ANY EXPRESS OR IMPLIED WARRANTIES OR REPRESENTATIONS WITH RESPECT TO
THE INFORMATION (OR THE RESULTS TO BE OBTAINED BY THE USE THEREOF), AND TO THE MAXIMUM EXTENT PERMITTED BY APPLICABLE LAW, EACH INFORMATION PROVIDER EXPRESSLY DISCLAIMS ALL IMPLIED WARRANTIES (INCLUDING, WITHOUT
LIMITATION, ANY IMPLIED WARRANTIES OF ORIGINALITY, ACCURACY, TIMELINESS, NON-INFRINGEMENT, COMPLETENESS, MERCHANTABILITY AND FITNESS FOR A PARTICULAR PURPOSE) WITH RESPECT TOANY OF THE INFORMATION.

Without limiting any of the foregoing and tothe maximum extent permitted by applicable law, inno event shall any Information Provider have any liability regarding any of the Information for any direct, indirect, special, punitive, consequential
(including lost profits) or any other damages evenif notified of the possibility of such damages. The foregoing shall not exclude or limit any liability that may not by applicable law be excluded o limited, including without limitation (as applicable), any
liability for death or personal injury tothe extent that suchinjury results fromthe negligence or willful default of itself, its servants, agents or sub-contractors.

Information containing any historical information, data or analysis should nat be taken asanindication or guarantee of anyfuture performance, analysis, forecast or prediction Past performance does not guarantee future results.

The Information should not be relied on andis nat a substitute for the skill, judgment and experience of the user, its management, employees, advisors and/or clients when making investment and other business decisions. All Informationis impersonal
and not tailored to the needs of any person, entity or group of persors.

None of the Information constitutesan offer tosell (or a solicitation of an offer tobuy), any security, financial product or other investment vehicle or any trading strategy.

It is not possible toinvest directly in anindex. Exposure to anasset class or trading strategy or other category represented by an index is only available through third party investable instruments (if any) based onthatindex. MSCI does not issue,
sponsor, endorse, market, offer, review or otherwise express any opinion regarding any fund, ETF, derivative or ather security, investment, financial product o trading strategy that is based on, linkedtoor seeksto provide an investmert return related
to the performance of any MSClindex (collectively, “Index Linked Investments”). MSCI makes no assurance that any Index Linked Investments will accurately track index performance or provide positive investment retums. MSCI Inc.is not an
investment adviser or fiduciary and MSCI makes no representation regarding the advisability of investinginany Index Linked Investments.

Index returns do not represent the results of actual trading of investible assets/securities. MSClmaintains and calculates ndexes, but does not manage actual assets. Index retums do rot reflect payment of any salescharges or feesan investor may pay
to purchase the securities underlying the index or Index Linked Investments. The impasition of these fees and charges would ause the performance of anIndex Linked Investment to be different thanthe MSCI index performance.

The Information may contain back tested data. Back-tested performance is not actual performance, but is hypothetical. There are frequently material differences between back tested performance results and actual results subsequently achieved by
any investment strategy.

Constituents of MSCI equity indexes are listed companies, which are includedin or excluded fromthe indexes according to the application of the relevant index methodologies. Accordingly, constituents in MSCl equity indexes may include MSCl Inc.,
clients of MSCI or supplierstoMSCI. Inclusion of a security withinan MSCI index is not a recommendation by MSCI to buy, sell, or hold such security, noris it considered to be investment advice.

Data and information produced by various affiliates of MSClInc., including MSCIESG ResearchInc. and Barra LLC, may be usedin calculating certain MSClindexes. More information can be found in the relevant index methodologies on www.msci.com.

MSCI receives compensationin comection with licensing itsindexes tothird parties. MSCI Inc.’s revenue includes fees based onassets inIndex Linked Investments. Information can be found in MSCI Inc.’s company filings on the Investor Relations
section of www.msci.com.

MSCI ESG ResearchlInc. isa Registered Investment Adviser under the Investment Advisers Act of 1940 and a subsidiary of MSCl Inc. Except withrespect to any applicable products or services from MSCIESG Research, neither MSCl nor any of its produds
or services recommends, endorses, approves or otherwise expressesany opinion regarding any issuer, securities, financial products or instrumentsor trading strategies and MSCI’s products or servicesare not intended to constitute investment advie or
a recommendation to make (or refrain from making) any kind of investment decision and may not be relied on assuch. Issuers mentioned o includedin any MSCI ESG Research materials may include MSCI Inc., clients of MSCl or suppliers to MSCl, and
may also purchase research or ather products or services from MSCI ESG Research. MSCI ESG Research materials, including materials utilized in any MSCI ESG Indexes or other products, have not been submitted to, nor received approval from, the
United States Securities and Exchange Commission or any other regulatory body.

Any use of or accessto products, services or information of MSCI requires a license from MSCI. MSCI, Barra, RiskMetrics, IPD, FEA, InvestorForce, and other MSCl brands and product namesare the trademarks, service marks, or registered trademarks of
MSCI or its subsidiaries in the United Statesand other jurisdictions. The Global Industry Classification Standard (GICS) was developed by and is the exclusive property of MSCland Standard & Poor’s. “Glabal Industry Classification Standard (GICS)” isa
service mark of MSCI and Standard & Poor’s.
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