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UBS coverage and investment thesis

Price Total
Stock Rating Price target return UBS Investment Thesis
UK
British Land Buy 659p 900p 40.9% UK major; Fits London office and UK rental growth theme with substantial development pipeline and asset management opportunities, good dividend yield
Capco Neutral 320p 400p 25.5% Driving value through 'place-making' (repositioning) of two major estates in central London: (1) Earls Court; and (2) Covent Garden
Derwent London Buy 3,039p 3,750p 24.8% Largest London focussed REIT, very well positioned with low average rents, strong reversionary potential and more than half its portfolio has development potential
Great Portland Buy 698p 900p 30.0% Quality portfolio, ideally positioned to capture London rental growth with strong rent reversion (c.+5% Ifl rents to come) and development potential across 50% portfolio
Hammerson Buy 548p 680p 28.1% Prime shopping centre portfolio that is in our view unreplicable; €1.85bn acquisition of A+ platform in Dublin offers synergies with UK platform and accelerates refocus
Intu Properties Buy 288p 350p 26.2% Leading UK shopping centre landlord (9 of top 20 assets) due to benefit from much improved retailer affordability and no new competition
Land Securities Buy 1,006p 1,330p 35.5% Largest UK REIT, looking to end speculative development once its current projects complete by the end of 2016. Major assets: Victoria, New Street Square and Bluewater
Shaftesbury Neutral 848p 960p 14.8% Unique, un-replicable portfolio in heart of London's West End which is trading extremely well, but well reflected in share price and low yield
Segro Neutral A17p 470p 16.4% Leading industrial play in UK and selected key European cities; although aims to be a ‘leading income producing REIT' dividend yield is just marginally higher than average
Netherlands
Eurocommercial Sell €38.4 €35.0 -3.8% Good quality small and mid-sized shopping centres offering stable performance; but QE has pushed stock ahead and rental growth priced in may not be achievable
Unibail-Rodamco Neutral €227.6 €230.0 5.3% Key liquid proxy for 'European Real Estate’, key beneficiary of European ‘lower for longer' theme (i.e. QE), with solid operational outlook
Wereldhave Neutral €46.5 €50.0 14.0% Made good progress improving its operational performance and exiting non-core markets (US, UK, Spain); active on acquisition side (€1.6bn over the last 12m)
France
Gecina Neutral €112.7 €119.0 10.2% Strong-quality portfolio and much improved governance; management's plan to refocus toward office and recent capital allocation both sensible
Icade Buy €63.5 €78.0 28.6% Soft operating performance but new management now fully operational, leasing challenges mostly behind and benefits from large, pre-let pipeline
Klepierre Neutral €38.2 €40.0 9.4% Refocus toward prime schemes is being well-executed, as exemplified by attractive sale to Wereldhave and fair to good pricing on reallocation (e.g. Madrid, Oslo)
Germany
ADO Properties Buy €26.8 €30.0 13.5% Attractive Berlin residential specialist with good-quality portfolio (55% Altbau) and credible management in supportive market
alstria office Buy €11.6 €13.2 17.9% Quality play on German offices, where QE driven 'desperation for yield' is driving significant interest in property. Acquistion of D.Office grows FFO with value add opportunities
Deutsche Euroshop Sell €38.9 €36.0 -4.0% Good quality shopping centre portfolio, fully occupied with modest rental growth and limited reversionary potential but largely reflected in price
Deutsche Wohnen Neutral €24.3 €25.2 6.2% RESTRICTED
TLG Immobilien Buy €17.6 €17.5 3.6% High-yielding mid market leader in East Germany. Strong earnings growth as acquiring at 7-10% yields while marginal cost of debt is c.2%
Switzerland
Allreal Neutral chf133 chf135 5.8% Good rental income growth from project completions, but more cyclical general contracting business a risk as Swiss economy slows down
Mobimo Holding Neutral chf223 chf216 1.3% Benefits from high residential share (25%) compared to peers. Positive outlook for 2015, but valuation limits upside
PSP Swiss Property Neutral chfg6 chf86 4.0% Downside risk from high office exposure and above average expiries, but prime locations and conservative business model reduces risk
SPS Neutral chf83 chf78 -1.4% Diversified business model pays off in challenging environment. Assisted living offers growth opportunites even in a challenging market environment
Intershop Sell chf435 chf340 -17.5% Dividend play with high valuation and focus on peripheral properties as risk factors
Sweden
Castellum Neutral Skr129 Skr125 0.4% Positive recent capital allocation refocusing on higher-growth geographies, but leverage remains high and company is planning to remain acquisitive in 2016
Fabege Neutral Skr134 Skr130 -0.7% Strong development and leasing track record in Arenastaden yet pricing reflects upside while balance sheet remains weak (i.e. 60% LTV)
Hufvudstaden Neutral Skr125 Skr120 -1.4% Positive prospects for both high-quality retail and office Stockholm CBD portfolios; increasing tourism (retail) and limited market vacancy (4%, in office) the key drivers
Finland
Citycon Oyj Neutral €2.15 €2.45 21.2% Owns a mixed-quality retail portfolio including some dominant assets but also weaker centres which drag on performance; acquired recently portfolio in Norway
Sponda Buy €3.62 €4.40 26.9% Owns a mixed-quality, diversified portfolio with upside on portfolio refocus and office occupancy
Other
Azrieli Neutral ILS140.40 ILS165.00 19.6% Leading real estate company in Israel, offering exposure to good quality retail and office assets
Merlin Properties Neutral €9.62 €12.25 29.7% Tap Spain's recovering property market with a driven, incentivised management team who have bought well (e.g. significant hidden value in Tree portfolio)
Hispania Buy €11.67 €15.00 29.4% Higher returns through complexity, Hispania targets a 15% IRR and management doesn't receive a performance fee until a compounded 10% hurdle is met
Note: Prices and data as at 26-Feb-2016 unless otherwise stated. Source: UBS
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Summary

e What's priced in? We estimate 20%+ declines in UK asset values — looks overdone

e UK preference vs. Continent, given recent underperformance / headwinds for retail

UK is pricing in a ¢.20% fall in property values, we estimate — looks overly negative, in our
view (decoupling from fundamentals)

Continental RoE looks set to outperform UK in 2016, but we think this is more than
reflected in share prices (decoupling from fundamentals)

Recently downgraded the continental retail sector, as we see both immediate (e.g. weak
national retail sales), and more structural issues (online sales)

Brexit is a risk factor for the UK, particularly London office (c.32% of UK REIT's asset base)

o Key theme: Low yields still supportive

70 bps average spread between UK yields and 10-year Gilt since Jan-1987; c320 bps currently
Further ECB QE potential; Japan moves to negative interest rates
Attractive supply/demand dynamics remain in London office

e Stock return closely aligned with RoE (i.e. NAV growth + dividend)

We see 10% RoE (3-year forward, p.a.) including 6% NAV growth for the sector

— Relatively even NAV growth between the UK and continent. UK leverage has declined as

the UK cycle matures and yield shift slows, providing less of a 'boost' for NAV
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What's priced in? - Land Securities as bellwether

Implied yield vs. 10 year Gilt since 1990 — Land Securities
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Discount gross assets (GAV) vs. discount to NAV — Land Securities
30.0%

-30.0%

20.0%
10.0%
0.0% A
-10.0% w
-20.0%

-40.0%

-50.0%
Mar-90 Mar-92 Mar-94 Mar-96 Mar-98 Mar-00 Mar-02 Mar-04 Mar-06 Mar-08 Mar-10 Mar-12 Mar-14 Mar-16 Mar-18

NAV disc GAV disc

Source: Company data, UBS estimates, Datastream

3 UBS



What's priced in?

Annual change in UK property values vs. change in Land Securities share price (pushed 6 months forward)

80.0%

60.0%

40.0%

20.0%

0.0%

-20.0%

-40.0%

-60.0%

-80.0%

1990

, \?@%@w

— o~ m < wn O ~ 0 (2} o — o~ m < wn O ~ 0 [} o - o~ m < n e}

o o) o o) o ) [N N o) S o o o =) o oS o S o = — — — = — —

) ) a )} ) ) ) o) ) S S S S S S S S S S o o o o o o o

— — — — — — — — — o~ o~ o~ [a\] o~ o~ o~ o~ o~ o~ o~ o~ o~ o~ o~ o~ o~
LAND 1-year return (pushed 6M forward) e Path if share prices unchanged e |PD capital value growth yoy

Source: IPD, Datastream, UBS estimates

3¢ UBS

2017

40.0%

30.0%

20.0%

10.0%

0.0%

-10.0%

-20.0%

-30.0%

-40.0%



Performance and valuation
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Performance - total return over past year

European property stocks vs. equities
115

110
105
100
95
90

85

80
Feb-15 May-15 Aug-15

pan-Europe property stocks relative to equities

Nov-15
e EPRA Europe === MSCI| Europe

Continent: property stocks vs. equities
115 4
110 A
105 4

100 1”

. STy

85

80
Feb-15

Apr-15 Jun-15 Aug-15 Oct-15 Dec-15 Feb-1

Continent property stocks relative to Continent equities === EPRA ex-UK MSCI ex-UK

Source: Datastream. Total return rebased

3 UBS

UK vs. Continent Property stocks
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NAV discount - history, spot and forward (sector) & RoE

Long term prem (disc) to NAV and forecast (based on current share prices)
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UK: Stock returns vs. underlying RoL

UK performance more closely tracking RoE (Historical RoE and TSR 3y CAGR; with UBS forecast RoE)
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Continent: Stock returns vs. underlying RoE

Continent sector - total shareholder return (TSR) vs. RoE (with UBS forecast; three-year CAGR)
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Putting relative return in perspective: UK vs. Continent

UK vs. Continent: Relative TSR and relative RoE - long term...
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Putting relative performance in perspective - UK

British Land Great Portland Hammerson
1.20 1.60 1.15
1.15 1.50 e m——., 1.10
- ey P P d
1.10 Teea 140 105
1.00
1.05 1.30
0.95 Dl
1.00 1.20
* 0.90
0.95 1.10 0.85 .\
*
0.90 1.00 0.80
0.85 0.90 0.75
Dec-10 Dec-11 Dec-12 Dec-13 Dec-14 Dec-15 Dec-16 Dec-17 Dec-10 Dec-11 Dec-12 Dec-13 Dec-14 Dec-15 Dec-16 Dec-17 Dec-10 Dec-11 Dec-12 Dec-13 Dec-14 Dec-15 Dec-16 Dec-17
Land Securities Derwent London Intu
1.25 1.60 1.20
1.20 1.50 _ 1.10
1.15 -V P gl X
- L 4
1.10 Seo 1.40 1.00
1.05 1.30 0.90
;-2? 1.20 * 0.80 Secmcaaao
0'90 1.10 0.70
: *
v L 2
0.85 1.00 0.60
0.80 0.90 0.50
Dec-10 Dec-11 Dec-12 Dec-13 Dec-14 Dec-15 Dec-16 Dec-17 Dec-10 Dec-11 Dec-12 Dec-13 Dec-14 Dec-15 Dec-16 Dec-17 Dec-10 Dec-11 Dec-12 Dec-13 Dec-14 Dec-15 Dec-16 Dec-17
SEGRO Shaftesbury Capco
1.20 1.35 2.10
1.30 - -
1.10 J -~ S eao 1.90
7S 1.25
1.00 4 1.20 < 1.70
1.15 .
0.90 1.50 27
-
0.80 1.05 1.30
*
1.00
0.70 1.10
0.95
0.60 0.90 0.90
Dec-10 Dec-11 Dec-12 Dec-13 Dec-14 Dec-15 Dec-16 Dec-17 Dec-10 Dec-11 Dec-12 Dec-13 Dec-14 Dec-15 Dec-16 Dec-17 Dec-10 Dec-11 Dec-12 Dec-13 Dec-14 Dec-15 Dec-16 Dec-17

Source: UBS estimates; Datastream. Relative to EPRA Europe Index.

=== Relative ROE w= = w= Forecast e Relative TSR 4 Llatest

3¢ UBS )



Putting relative performance in perspective — Continent
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Putting relative performance in perspective — Continent
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Putting relative performance in perspective - longer term
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Putting relative performance in perspective - longer term

Shaftesbury relative to UK sector

Land Securities relative to UK sector
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Return on equity vs discount to NAV

UK - RoE vs. Premium (discount) to NAV
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Continent - RoE vs. Premium (discount) to NAV

Return on Equity (3 year CAGR)
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Breakdown of RoE by company (UK)

RoE breakdown by company - three-year forward CAGR
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Breakdown of RoE by company (Continent)

RoE breakdown by company - three-year forward CAGR
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EVA model output - setting our Price Targets

. . Operating Capital . UBSe NAV . . Upside to Dividend
Priced at close 26-Feb-16 Share price ROIC ROIC Total ROIC WACC Value creation EtET Fair value Price target PT yield Total return
British Land 658p 38%  27% 6.5% M 6.8% -0.4% | 937p 918p 900p 36.9%  43%  412%
Capco 318p 09% 7.9% 88% M 7.5% 1.3% 382p 400p 400p 25.6% 0.5%  26.1%
Derwent London 2,992p 2.7% 4.0% 6.7% - 6.6% 0.1% 3728p 3743p 3750p 25.3% 1.4% 26.8%
Great Portland 691p 2.5% 3.7%  6.2% [N 6.3% 0.0% 893p 891p 900p 30.2% 1.0%  31.3%
Hammerson 545p 3.5% 34%  7.0% [ 6.3% 0.6% 721p 720p 680p 24.9% 40%  28.9%
Intu Properties 282p 4.2% 2.3% 6.5% - 7.3% -0.8% 385p 350p 350p 24.2% 4.9% 29.1%
Land Securities 997p 3.6% 2.0% 5.6% [ 71% -1.5% 1443p 1329p 1330p 33.5% 3.3% 36.8%
Shaftesbury 847p 26%  40%  65% M 5.9% 0.7% 934p 964p 960p 13.4% 1.6%  15.0%
SEGRO 415p 3.8% 2.6% 6.4% - 6.8% -0.4% 480p 471p 470p 13.3% 3.7% 17.0%
UK (£)
Eurocommercial €38.2 47%  05%  4.1% [l 6.1% -2.0% €39.7 €34.5 €35.0 -8.4% 51% 32% |
Unibail-Rodamco €228.6 50%  36% 85% M @ 57% 2.9% €197 €232 €230.0 0.6%  42% 4.8%
Wereldhave €45.8 5.3% 0.6% 5.9% - 7.0% -1.0% €54.2 €50.8 €50.0 9.1% 6.6% 15.7%
Netherlands (€)
Gecina €112.6 47%  2.7%  7.3% M 5.5% 1.9% €119.0 €130.6 €119.0 57%  46%  10.4%
Icade €63.3 5.9% 1.1% 7.0% - 6.5% 0.4% €78.4 €81.1 €78.0 23.3% 5.9% 29.2%
Klepierre €38.2 4.3% 2.2% 6.5% [ 5.3% 1.2% €35.2 €39.3 €40.0 4.6% 4.7% 9.3%
France (€)
ADO Properties €26.5 43%  56% 9.8% M 7.0% 2.8% €226 €293 €30.0 13.1% 1.4%  14.5%
alstria office €11.4 5.0% 1.5% 6.4% - 5.5% 0.9% €125 €13.2 €13.2 15.6% 4.4% 20.0%
Deutsche Euroshop €38.6 6.2% 0.4% 6.6% I 6.7% -0.1% €37.1 €36.6 €36.0 -6.8% 3.5% -3.3% |
Deutsche Wohnen €24.2
TLG Immobilien €17.6 5.4% 0.8% 6.2% - 5.5% 0.7% €16.7 €17.5 €17.5 -0.7% 4.4% 3.7%
Germany (€)
Allreal chf133 4.3% 0.8% 5.1% 4.8% 0.3% chf132 chf135 chf135 1.7% 4.3% 6.0%
Mobimo Holding chf219 3.5% 1.4% 4.9% - 4.5% 0.4% chf209 chf217 chf216 -1.5% 4.3% 2.8%
PSP Swiss Property chf86 3.2% 0.9% 4.1% - 4.7% -0.7% l chfo0 chf86 chf86 0.2% 3.8% 4.0%
SPS chf83 4.0% 1.1% 5.1% - 4.7% 0.3% chf79 chf81 chf78 -5.7% 4.5% -1.2%
Intershop chf435 5.0% 0.9%  4.6% [l 47% 1.2% chf310 chf335 chf340 21.9% 4.4%  -17.5%
Switzerland (CHF)
Castellum Skr129 5.1% 1.2% 6.2% [ 6.2% 5.1% Skro Skr133 kr125 -3.0% 3.6% 0.6%
Fabege Skr135 4.1% 1.7% 5.7% [ 5.3% 0.4% Skr130 Skr133 kr130 -3.5% 2.5% -1.0%
Hufvudstaden Skr126 3.0%  35%  6.5% 5.0% 1.5% Skr124 Skr128 kr120 -4.5% 24%  2.0% |
Sweden (SKr)
Citycon Oyj €.1 54%  05%  6.0% M 6.7% 0.7% | €.9 €.7 €.5 16.1%  7.1%  23.2%
Sponda €3.6 4.3% 0.5% 4.7% - 6.7% -1.9% . €5.2 €4.4 €4.4 22.0% 5.3% 27.2%
Finland (€)
Azrieli ILS 141 5.9% 2.2% 8.1% - 7.0% 1.1% ILS 149 ILS 155 ILS 165 17.1% 2.1% 19.2%
Hispania €11.8 37%  40%  7.8% [ 5.9% 1.8% €131 €14.6 €15.0 27.0% 0.9%  27.9%
Merlin Properties €9.5 3.8% 3.5% 7.2% - 5.4% 1.8% €12.1 €12.3 €12.3 29.4% 2.4% 31.7%
Other

Source: UBS estimates, Datastream
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Property yields by company - historical range and current
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Yield definitions
Company Yield or yield proxy Company Yield or yield proxy Company Yield or yield proxy

ADO Properties
Alstria

Azrieli

British Land

Capco

Castellum

Citycon

Derwent London
Deutsche Euroshop

Deutsche Wohnen

1/ rent multiplier

Valuation yield, portfolio

Portfolio weighted average cap rate
Portfolio equivalent yield

Covent Garden equivalent yield
Average valuation yield, portfolio
Net yield requirement, portfolio
Portfolio equivalent yield

Discount rate, portfolio

1/ rent multiplier

Eurocommercial
Fabege

Gecina

Great Portland
Hammerson
Hispania
Hufvudstaden
Icade

Intu Properties

Klepierre

Net yield including purchase costs, portfolio Land Securities

Required yield, portfolio Merlin Properties

Net yields, office PSP Swiss
Portfolio equivalent yield SEGRO
Portfolio equivalent yield Shaftesbury
Initial net reversion yield (UB Se) Swiss Prime
Yield requirement, portfolio Sponda

Yield excluding transfer duties, France offices ~ TLG Immobilen
UK shopping centres equivalent yield Unibail
Shopping centres "yield rate" Wereldhave

Portfolio equivalent yield

EPRA Topped-up Initial Yield
Weighted discount rate, portfolio

UK portfolio equivalent yield
Wholly-owned property equivalent yield
Net yield, portfolio

Yield requirement, portfolio

In-place rental yield

Shopping centres net initial yield

Net initial yield

3¢ UBS
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Implied yields vs. benchmark bonds

Hammerson Unibail-Rodamco
10.0% 9.0%
9.0% 8.0%
8.0%
7.0%
7.0%
6.0%
6.0%
0,
50% 5.0%
4.0% 4.0%
3.0% 3.0%
2.0% 2.0%
1.0% 1.0%
OO% T T T T T T T T OO% T T T T T T T T
Dec-07 Dec:08  Dec-09  Dec-10  Dec-11  Dec-12 Dec-13 Dec-14  Dec-15 Dec-07 Dec-08 Dec-09 Dec-10 Dec-11 Dec-12  Dec-13  Dec-14  Dec-15
Deutsche Wohnen Castellum
12.0% 12.0%
10.0% 10.0%
8.0% 8.0%
6.0% 6.0%
4.0% 4.0%
2.0% 2.0%
0.0% T T T T T T T T 0.0% T T T T T T T T
Dec-07  Dec-08 Dec-09 Dec-10  Dec-11 Dec-12  Dec-13  Dec-14  Dec-15 Dec-07 Dec-08 Dec-09 Dec-10 Dec-11 Dec-12  Dec-13  Dec-14  Dec-15
=== |mplied yield === GOV10YR Average spread #2 Spread above average Spread below average

Source: company data, UBS estimates
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Capital growth expectations used in models

Capital growth used in models

Annualised (forecasts, i.e. from Jun-15A

3Y CAGR (forecasts)

T+1 T+2 T+3
UK (£)
British Land 0.9% 0.4% 2.0% 1.1% Il
Capco 5.3% 17.5% 6.0% 9.5% I
Derwent London 6.6% 3.2% 4.5% 4.8% [
Great Portland 4.9% 2.9% 3.7% 3.9% [
Hammerson 3.9% 1.3% 2.1% 2.5% [
Intu Properties 2.4% 1.6% 1.3% 1.8% I
Land Securities 1.4% 0.8% 2.1% 1.4% -
Shaftesbury 4.3% 3.9% 4.2% 4.1% I
SEGRO 6.1% 2.8% 2.0% 3.6% I
Netherlands (€)
Eurocommercial 2.4% 0.8% -1.1% 0.7% M
Unibail-Rodamco 3.8% 2.7% 2.7% 3.1% [
Wereldhave 1.2% 0.4% 0.0% 0.5%
France (€)
Gecina 6.1% 2.4% 2.5% 3.6% N
Icade 0.1% 1.0% 1.1% 0.7% [l
Klepierre 3.4% 2.8% 2.8% 3.0% [N
Germany (€)
ADO Properties 4.7% 9.1% 6.3% 6.7%
alstria office 2.7% 2.4% 1.5% 2.2% [
D. Euroshop 8.5% 1.0% 0.0% 3.1%
D. Wohnen 12.8% 5.6% 3.9% 7.4% I
TLG Immobilen 4.3% 1.9% 0.9% 2.4% [N
Switzerland (CHF)
Allreal 0.3% 0.5% 1.0% 0.6% M
Mobimo Holding 0.0% 0.5% 1.0% 05% il
PSP Swiss 0.9% 1.0% 1.0% 1.0% Il
SPS 0.8% 0.8% 1.0% 0.8% Il
Intershop 0.5% 1.0% 1.0% 0.8% [l
Sweden (SKr)
Castellum 1.0% 0.7% 0.0% 0.6% M
Fabege 3.0% 1.0% 0.0% 1.3% I
Hufvudstaden 11.7% 4.0% 0.0% 5.1% [
Finland (€)
Citycon Oyj 0.0% 0.0% 0.1% 0.0% |
Sponda 0.8% 0.3% 0.2% 0.4% [l
Other (€)
Azrieli 0.0% 0.0% 0.0% 0.0%
Hispania 9.6% 124%  11.3% 11.1% -
Merlin Properties 4.4% 5.2% 4.6% 4.7%

3¢ UBS

Ranked high to low
3Y CAGR (forecasts)

UK

Capco

Derwent London
Shaftesbury
Great Portland
SEGRO
Hammerson

Intu Properties
Land Securities
British Land
Continent
Hispania

D. Wohnen
ADO Properties
Hufvudstaden
Merlin Properties
Gecina

D. Euroshop
Unibail-Rodamco
Klepierre

TLG Immobilen
alstria office
Fabege

PSP Swiss

SPS

Intershop

Icade
Eurocommercial
Allreal
Castellum
Wereldhave
Mobimo Holding
Sponda

Citycon Oyj
Azrieli

9.5% I
4.3%

4.1% [

3.9% N

3.6% I

2.5% [

1.8% I

1.4% 0

1.1% Il

11.1% .
7.4% I
6.7% I
5.1% [
4.7%

3.6% I
3.1%
3.1% I
3.0% N
2.4% I
2.2% [
1.3% [

1.0% [l

0.8% [l

0.8% [l

0.7% M

0.7% M

0.6% M

0.6% M

0.5%

0.5%

0.4% [l

0.0% |

0.0%

Source: UBS estimates
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UBS sector valuation

Priced at close: Forecast Premium (Discount) to NAV Dividend yield EPS (adj) yield Yields RoE Mkt cap
26-Feb-16 Rating Chart 3m Price PT Upside Total return Spot estimate FY14 FY15e FY16e FY17e FY14 FY15e FY16e FY14 FY15e  FY16e Implied initial CAGR (3y) 26-Feb-16
British Land Buy T 659p 900p 36.6% 40.9% -27.7% -20.5% -28.5% -29.8% -32.9% 4.2% 4.3% 4.5% 4.6% 4.9% 5.0% 5.5% 7.4% £6,783m
Capco Neutral ="~ 320p 400p 25.0% 25.5% -11.1% 3.0% -10.3% -155% -30.7% 0.5% 0.5% 0.5% 0.5% 0.0% 0.1% 2.3% 12.1% £2,694m
Derwent London Buy “—-_._. 3,039p 3,750p 23.4% 24.8% -14.3% 45% -13.6% -17.9% -24.1% 1.3% 1.4% 1.5% 1.9% 2.1% 2.3% 3.4% 10.0% £3,379m
Great Portland Buy 698p 900p 28.9% 30.0% -16.8% -1.6% -184% -22.1% -27.1% 1.0% 1.0% 1.1% 1.9% 1.8% 1.6% 4.1% 7.8% £2,401m
Hammerson Buy 548p 680p 24.1% 28.1% -22.4% -13.9% -21.8% -25.8% -29.8% 3.7% 4.0% 4.3% 4.4% 4.8% 5.0% 5.5% 9.3% £4,299m
Intu Properties Buy 288p 350p 21.4% 26.2% -28.8% -23.9% -283% -312% -343% 4.8% 4.8% 4.8% 4.6% 4.8% 5.0% 5.0% 7.9% £3,877m
Land Securities Buy . 1,006p 1,330p 32.2% 35.5% -28.7% 222% -29.4% -30.5% -33.1% 3.2% 3.3% 3.5% 4.1% 4.3% 4.4% 4.7% 6.2% £7,954m
Shaftesbury Neutral ™==___., 848p 960p 13.2% 14.8% -4.6% 185% 2.4% -7.6% -12.2% 1.5% 1.6% 1.7% 1.4% 1.5% 1.7% 3.0% 7.0% £2,362m
Segro Neutral = “=ra i n 417p 470p 12.7% 16.4% -9.1% 86% -81% -147% -19.6% 3.6% 3.7% 3.8% 4.1% 4.3% 4.4% 5.1% 11.3% £3,117m
UK e 26.5% 29.6% -21.2% -10.2% -21.1% -24.3% -28.9% 3.0% 3.1% 3.2% 3.5% 3.7% 3.8% 4.5% 8.3% £36,865m
Eurocommercial Sell €384 €350 -89% -38% | -4.9% 56% -2.0% -6.4% -93% 5.0% 5.1% 5.2% 51% 5.3% 5.5% 5.1% 7.5% €1,854m
Unibail-Rodamco Neutral e .~ €227.6 €230.0 1.1% 5.3% 22.1% . 36.1% 23.2% 16.1% 10.9% 4.2% 4.2% 4.3% 4.8% 4.6% 4.7% 4.1% 11.0% €22,458m
Wereldhave Neutral ™=w~_.  €46.5 €50.0 7.5% 14.0% -13.4% -14.4% -13.1% -15.1% -16.5% 6.2% 6.5% 6.7% 6.4% 6.9% 7.6% 6.0% 7.3% €1,873m
Netherlands 0.8% 5.3% 17.6% L 303% 18.8% 12.2% 7.5% 4.4% 4.5% 4.6% 4.9% 4.8% 4.9% 4.3% 10.5% €26,186m
Gecina Neutral €112.7 €119.0 56% 10.2% -1.9% 11.4% -1.2% -6.1% -10.5% 4.1% 4.6% 4.8% 4.6% 5.1% 5.4% 5.4% 11.4% €7,129m
Icade Buy €63.5 €78.0 22.8% 28.6% -16.4% -15.5% -16.1% -18.2% -20.5% 5.9% 5.9% 5.8% 6.8% 6.3% 6.7% 7.8% 7.6% €4,709m
Klepierre Neutral €38.2 €400 4.7% 9.4% 11.6% 18.7% 12.4% 7.6% 2.8% 4.2% 4.7% 5.2% 5.2% 5.6% 5.8% 5.4% 10.3% €12,015m
France 85% 13.4% 2.0% t 9.8% 27% -1.6% -5.8% 4.5% 4.9% 52% 5.3% 5.6% 5.9% 5.9% 10.1% €23,853m
ADO Properties Buy €27.0 €300 11.3% 12.7% 17.1% 165.7% 20.7% 0.8% -12.9% = 1.4% 1.6% 2.7% 3.7% 4.6% 4.6% 17.3% €943m
alstria office Buy €115 €132 145% 18.8% -1.7% 28% -0.7% -6.9% -10.9% 4.3% 4.3% 4.8% 5.2% 52% 6.1% 3.3% 9.3% €1,755m
Deutsche Euroshop Sell Rl €389 €36.0 -7.4% -3.9% | 1.4% 17.2% 21% -21% -45% 3.3% 3.5% 3.6% 5.7% 5.9% 5.9% 5.4% 10.5% €2,096m
Deutsche Wohnen Neutral =i~  €24.2 10.2% 50.8% 12.5% -09% -9.8% 1.8% 2.3% 2.4% 3.7% 4.6% 4.4% 5.1% 16.1% €8,178m
TLG Immobilien Buy reagas o €17.8 0 €175 -1.9% 2.5% 0.1% 19.6% 1.1% -5.1% -8.8% = 4.3% 4.8% 5.5% 5.8% 6.4% 6.5% 10.5% €1,202m
Germany T T 1.3% 2.8% 7.0% L 44.9% 89% -2.1% -9.3% 2.4% 2.8% 3.0% 4.3% 4.9% 5.0% 5.0% 14.0% €14,175m
Allreal Neutral m~w"v~ chf133 chf135 1.5% 5.8% 7.2% I 8.5% 7.4% 5.9% 3.5% 4.1% 4.3% 4.5% 5.1% 5.7% 5.7% 4.3% 7.5% €1,943m
Mobimo Holding Neutral ="~ chf223 chf216 -2.9% 1.3% 14.0% I 13.6% 142% 12.9% 9.5% 4.3% 4.3% 4.3% 3.9% 42% 41% 4.3% 7.5% €1,268m
PSP Swiss Property Neutral e~ chf86  chf86 0.2% 4.0% 1.6% I 2.5% 1.9% 0.1% -1.6% 3.8% 3.8% 3.8% 4.7% 4.2% 4.4% 4.0% 5.1% €3,609m
SPS Neutral -~ chf83 chf78 -59% -1.4% 15.6% 21.5% 157% 150% 13.1% 4.4% 4.5% 4.5% 4.6% 5.0% 4.3% 3.7% 7.3% €5,292m
Intershop Sell .~ chf435 chf340 -21.8% -17.5% [l 65.6% 60.1% 66.1% 62.8% 60.4% 4.8% 4.4% 4.4% 7.3% 5.1% 4.6% 4.5% 6.6% €797m
Switzerland g -3.8% 0.4% 13.4% 15.8% 13.6% 12.2% 10.1% 4.2% 4.2% 4.3% 4.8% 4.8% 4.5% 4.0% 6.7% €12,910m
Castellum Neutral =~ —.v Skr129 Skr125 -3.3% 0.4% -1.1% 13.8% 0.0% -6.8% -11.8% 3.6% 3.6% 3.9% 6.8% 7.2% 7.6% 6.6% 9.4% €2,379m
Fabege Neutral ™ _~s Skr134 Skr130 -3.3% -0.7% 11.1% | 31.0% 13.0% 1.8% -57% 2.4% 2.5% 2.6% 3.1% 3.1% 4.5% 4.9% 11.7% €2,380m
Hufvudstaden Neutral s~ Skr125 Skr120 -3.8% -1.4% 6.6% I 24.8% 8.0% -05% -4.8% 2.3% 2.4% 2.6% 3.5% 3.4% 3.4% 3.8% 10.9% €2,712m
Sweden I -3.5% -0.6% 5.6% 23.3% 7.0% -1.8% -7.3% 2.7% 2.9% 3.0% 4.4% 4.5% 5.1% 5.0% 10.7% €7,471m
Citycon Oyj Neutral €2.15 €245 142% 21.2% -25.3% -23.6% -25.1% -26.5% -27.9% 6.5% 7.0% 7.2% 8.3% 8.5% 8.2% 5.8% 6.8% €1,910m
Sponda Buy €3.62 €440 21.7% 26.9% -36.9% -33.7% -36.7% -382% -39.8% 5.3% 5.3% 5.3% 9.3% 9.1% 8.5% 6.6% 6.5% €1,024m
Finland 16.8% 23.2% -29.4% -27.1% -29.1% -30.6% -32.1% 6.1% 6.4% 6.5% 8.6% 8.7% 8.3% 6.1% 6.7% €2,934m
Azrieli Neutral ILS 141 ILS165 17.4% 19.6% -0.1% 6.5% 0.9% -5.4% -12.4% 1.9% 21% 2.3% 4.9% 5.1% 6.0% 7.3% 8.9% €3,988m
Hispania Buy e~ €117 €150 285% 29.4% -2.4% 15.8% -0.5% -12.0% -20.2% = 0.9% 4.2% -0.1% 1.1% 5.3% 6.7% 14.3% €964m
Merlin Properties Neutral = €9.6 €123 27.3% 29.7% -4.0% 74% -3.0% -9.0% -15.9% = 2.3% 3.7% 1.3% 3.1% 4.6% 4.7% 10.8% €3,108m
Other 22.6% 24.6% -1.9% 7.9% -0.8% -7.6% -14.7% 1.9% 2.1% 3.1% 2.9% 3.9% 5.4% 6.2% 10.3% €8,060m
UK Enane SR 26.5% 29.6% -21.2% -102% -21.1% -243% -28.9% 3.0% 3.1% 3.2% 3.5% 3.7% 3.8% 4.5% 8.3% £36,865m
Europe ex UK ™ W 4.2% 8.0% 7.6% I 21.2% 8.6% 26% -2.2% 3.8% 4.0% 4.3% 4.8% 5.0% 5.3% 5.0% 10.3% €95,588m
Europe e 11.5% 15.1% -1.9% 109% -1.2% -6.2% -11.0% 3.6% 3.7% 3.9% 4.4% 4.6% 4.8% 4.9% 9.6% €142,359m
Source: UBS estimates, company data, Reuters
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Performance - Stock returns

Priced at close: Price Total shareholder return Relative Relative total return to EPRA Europe Total shareholder return (annualised) Relative TSR to EPRA Europe (ann)

26-Feb-16 26-Feb-16 Chart (3m) Twk 4wk 3mth YTD 12mth  Chart (3m) Twk 4wk 3mth YTD 12 mth 1Y 2Y 3y 5Y 1Y 2Y 3y 5Y
British Land 659p " -4.8% 19.9% -154% -17.4% 3.7% 82% -65% -7.8% -17% 1% 10% 8% 8% -11% 6% -4%
Capco 320p T —_— 8% 17% 7% 6%
Derwent London 3039p e -1.6% -59% -185% -17.2% -7.9% e, 05% -30% -68% -83% 1.7% 8% 6% 14% 15% 2% 6% 2% 3%
Great Portland 698p " 22% -6.4% -188% -157% -11.1% . -11% -35% -7.1% -6.8% -1.5% 1% 6% 14% 15% 2% 6% 1% 3%
Hammerson 5480 “ .. 28% 41% -96% -87% -159% e 1.7%  -12%  21%  03%  6.3% -16% 1% 7% 8% 6% -11% 8% -4%
Intu Properties 288p e -04% -04% -10.4% 9.1% -19.6% - s 08%  25%  13% -0.2%| -100% | 20% 3% 0002% 0% 9% -14% 1%
Land Securities 1006p ~—mne . 2.9% 15% -173% -145% -16.9%  — -, -1.8% -47% 56% -56% -7.3% -17% 1% 10% 10% 7%  -13% 5% 2%
Shaftesbury 848p -12% 13% -7.6% -65%  59% .~ 01% 41% 41% 2.4% 154% 6% 15% 16% 15% 15% 3% 1% 3%
Segro A17p o 40% -22% -38% -2.9%  04% 29% 07% 7.9% 60% 10.0% 0% 13% 24% 1% 10% 1% 8% 1%
UK ——— 2.7% -52% -13.4% -11.9% -95% 7w -1.6% -23% -17% -3.0% 0.1%

Eurocommercial €38.4 “ e 01% -32% -37% -34% 27%  _. 1.0% -03% 80% 55% 6.8% 3% 15% 16% 9% 7% 3% 1% 3%
Unibail-Rodamco €227.6 e e -1.0% -06% -5.6% -2.3% -9.0%  _ -~ 01% 23% 61% 67% 06% 9% 14% 15% 15% 1% 2% 1% 3%
Wereldhave €46.5 e 14%  -61% -123% -10.0%[Z198% -~  25% 32% -06% -1.1%[F102% [[220% @ 1% 7% 0% | -10%  -14% 9% 1%
Netherlands S e 0.8% -1.4% -6.7% -3.6% -9.6% .~ 03% 15% 50% 53% 0.0%

Gecina €112.7 ey v 0.0% -26% -14% 05% -06% .~ 11% 03% 103% 95% 9.0% 1% 12% 15% 9% 9% 1% 0% 2%
Icade €63.5 M 07% -1.5% -4.4%  27% -169%  ~_ 18% 1.4%  73% 11.6% -7.3% 17% 0% 3% 0% T%  -12%  -13%  -11%
Klepierre €38.2 1.4% -26% 87% -6.8% -133% LAt 03% 03% 3.0% 22% -3.7% -13% 12% 13% 12% 4% 0% 3% 0%
France Mo 0.2% -21% -6.1% -3.7% -10.9% T 09% 0.8% 56% 52% -1.3%

ADO Properties €7.0 o w [NA8%|  1.0%[1182% - - [1159% 3.8%[119.9% - - - - - - - - -
alstria office €11.5 " e 02% 1.0% -63% -6.5% -3.4% i+ 13% 39% 54% 24%  62% 3% 13% 14% 6% 6% 1% 1% 6%
Deutsche Euroshop €38.9 e 03% -1.4% -44% -43% -11.5% e 14% 15% 73% 46% -1.9% 1% 13% 2% 1% 2% 1% 4% 0%
Deutsche Wohnen €24.2 " 01%  02% -64% -53%  1.5% ™ 12%  30% 53% 37% 11.0% 1% 23%- 1% 7%-
TLG Immobilien €17.8 pre s 28% 31%[077% 1.4%[0218% .—— | 39% 60%[194% 103% - - - - - - -
Germany ST 03% 20% -43% -3.1% -29% " 1.4% 49% 74% 5.8% 6.7%

Allreal chf133 "™ 02% 05% 37% -05% -49% I 1.0% 24%| 154% 85% 4.7% -5% 8% 4% 4% 5% 4% -12% 8%
Mobimo Holding chf223 o 23% 48% 1.7% -01% 39% .~ 34%  7.7% 134% 88% 135% 4% 12% 7% 7% 13% 0% 9% -4%
PSP Swiss Property Chf86 v 03% 04% 07% -24% -104% " 08% 33% 124% 65% -0.8% -10% 6% 4% 7% 1% 6% -11% 4%
SPS hf83 ™ 0.1%  46% 56% 09% __—— 12%  7.5% 145% 10.5% 1%  11% 9% 10% 10% 1% 6% 2%
Intershop chfa3s 19%‘ 81%193% .~ 3.0% [19%  20% 16% 13% 8% 1% 1%
Switzerland SN 0.2% 27% 44% 1.7% -33% _.—" 1.3% 56% 16.1% 10.6% 6.3%

Castellum SKr129 = ™ 1.9% 34% 45% 7.0% -6.3% —— 3.0%  63% 162% 16.0% 3.3% -6% 1% 15% 12% 3% -1% 1% 1%
Fabege SKr134 ~e 05%  38% -32% -41%  9.0% i 16% 67% 84% 49% 186% 9% 19%

Hufvudstaden SKI125 e 1.0% [ 7.6%  34% 41% 59% 02% 105% 151% 13.0% 155% 6% 18% 15% 15% 15% 5% 0% 3%
Sweden i el 1.6% 49% -0.6% -1.9%  03% __— 27% 7.7% 11.1% 7.1%  9.8%

Citycon Oyj €215 " 07% -3.8% -10.5% -10.6%[225% 0 1.8% -09% 12% -1.7%[1512.9% 5% -11%

Sponda €3.62 08% 05% -6.0% -7.9% -145% " 1.9% 34% 57% 1.1% -49% -15% 1% 3% 5% -11% 9%
Finland T 0.8% -1.1% -7.5% -82% -18.1% ™ 1.9% 1.8% 42% 0.7% -8.6%

Azrieli ILS 141 ~au " 1.0% -1.1% -41% -31%  -4.9%  _._.—~S~ 21%  1.7% 76% 58%  47% 5% 13% 15% 9% 5% 1% 1% 3%
Hispania €117~ 0.7%  42% -144% -109%  02%  “ew_. 18% 71% 27% 2.0% 9.7% 0% - - - 10% - - -
Merlin Properties €96 0.7%[ 95% -185% -167% 1.6% ~~—_  18%| 66% -68% -78% 11.1% 2% - - - 1% - - -
Other

UK ————— 27% 52% -134% -11.9% -95% /ey 9% 4% 13% 1%

Europe ex UK e 03% 04% -48% -3.9% -62% __— 6% 15% 14% 10%

Europe e S 1%  -29% -11.7% -89% -9.6% -10% 12% 16% 12%

Source: UBS estimates, company data, Reuters
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European Real Estate - Playing the extending cycle, 9 Oct 2015

Where are we in the cycle?
— Direct market analysis
— Company positioning

Expect an extended cycle; our new Evidence
Lab study suggests at least two more years

of London office rental growth

UK positioning points to late cycle, but
companies are much more conservatively

positioned than in the previous cycles

Our 'health check' highlights Madrid and
London offices as most attractive; Paris
office and secondary continental as least

For the full note, click here:
https://neo.ubs.com/shared/d1DLNOfoZqVFq

3¢ UBS
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Evidence Lab: European Real Estate

Playing the extending cycle Europs including UK
Real Estate

9 October 2015

E p.cl an extended e cle; London office view sy pponod by Evidence Lab Oamaan Mzl knE':F:l
the European real estzte sector. As a bol d P oy wth osmazan. maliké ;
| bank stimulus, while it can alse gain +44-20-75 oz

environment, shoul :I the sti"L. us prove Charles Beissiar, CFA.

\ n't stretched, and in the UK s to be Analyst

pricing in an imp edlna r':lt the oycle. However, our new E.'lder'os Lab t.Jd,' .Jga SIS charles boissier@ubs.com
at |lzast two more years of Lendon ﬂ ce rental growth, while cur new “health ok’ +44-20-7568 4415
shows other markets are improving. Hence we see l% forward R oE and further Barnadetta Sobiczewaka
pside to stocks. Analyst

by =tta sobizewska@ubs.com

Uer sitioning for Iauc'_.l le, wen't r pl !p #t migtakes +AA-20-T568 4416
Wh in the oycle? We tackle ways: {1} what company pos g is

12 I| g us; and ur @an an alysis on under |: operty markets, ing .Jdl g J:

Evidence Lab propristary k. UK REIT positioning r':I ubtedly |: ints to late ccle

vatively positioned than in previous oydes

r::I trending down mare consenvatve
ons today) =d development expas hird that o
the 2006-07 bull era. in some cases. Thus: don e.x|:1:t2lZI r\ﬂ\c'clca.ms.oreaa

Den't oxple! to "buy =hoap§r later"

'u\ e f exE:I "|::t f r MaVs, and in a bull case :cond yields rise but property
Id kt g prEa::I values could ri urthe 35“:; and pe

\M\" 5 00U Idb S % h f‘ rtha m en if:ts:k: pri a40% d tto pe

'-JA\I' e think they w I::a e}, that 15 in line with current share prices. ALCQ\:

discount would imp| | °,\:.Jc_c: e on today’s share prices.

Valuation

We see 12% total return potential on average across our coverage, and more for our

top picks Land Secunties {22%) on | (

Properties (13%). Fo
Weutral. The UK rades s

rated from a 10% pre .
reflecting its earlier stage in the cyde.
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Wrap-up from UBS Global RE Conference — Dec-15, in London

e Attendance:

c.50 companies and over 360 attendees (in line with last year, which was a record
year); particularly strong investor interest for Deutsche Wohnen (deal making), Icade
(fresh from its strategic review), and Spanish REITs (market outlook)

e Qverall mood:

Generally more cautious than last year, but still ‘cautiously optimistic'

e Sector and company messages (Pan-Europe focus):

— London office — depth of demand looks set to remain and supply outlook remains
relatively limited across a number of the REITs' sub-markets, meanwhile
investment demand still significant albeit more selectively

— Capco — we came away incrementally slightly more positive given the
differentiation of the Earls Court estate vs. Nine EIms

— Merlin — we came away incrementally slightly more positive because of potential
for a stronger leasing market post the elections and the reiteration that the 'asset
gathering' stage is over

— For more details, see our note: https://neo.ubs.com/shared/d1dY3agNQp2C1993
3¢ UBS \




Continental Retail: Downgrading the sector

Weak French retail remains about half of the group's portfolio The market is pricing in too much (3%) structural rental growth

) 9%
Simple avg. 15% 5% 6%%
8%

7%

Wereldhave
6%
k=l
o 2 5%
Unibail 5% 10% 12% 15% = v
2 4%
£
. T 3%
Klépierre v 16% 8% 8% 8% s
E 2%
1% Rental growth needed
Eurocom.
0%
T T T T T 1 ~ ~ 0 () o o — o~ m m < wn
o o o o — — — — — — - —
0% 20% 40% 60% 80% 100% S S S S Q S Q 9 9 S S 9
m France & Belgium = Nordic # ltaly = Netherlands u lberia uCEE = Other mmmmm Rental growth needed (1) Klépierre Unibail s Eurocommercial e Simple avg.
Source: Company disclosures // Deutsche Euroshop 92% Germany Source: UBSe

Total return almost twice as much dependent on long-term rental growth as 5y ago

100% A

90% 1 27%

80% - 23% 34% mPart 3 - LT rental growth

70% 1 \ 8% . Like-for-like rental growth to perpetuity

60% - 6 2 post-2020
(74

50% -

40%

30% -~

20% A

10% -

0% -

= Part 2 - ST/MT rental growth

UBSe LFL to 2020

mPart 1 - Yield

Unibail

Yield implied by share prices post-
depreciation

Avg. 5Y ago
Avg. now
D. Euroshop
Eurocom.
Klépierre
Wereldhave

Source: UBSe

&l)% UBS For the full note, click here:

https://neo.ubs.com/shared/d1JCvNeKYgvAX
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Continental Retail: Downgrading the sector

Higher OCRs leave little room for further rental growth

20% -+
...But spread has now closed
18% - -
m———
16% \
e — y 4
14% A ~ 3
B
+ A~
0 4 )
12% O O —~ p—()
10% - (© s
Continent used to have much lower OCRs. than the UK..
8% A
6% T T T T T T T
2008 2009 2010 2011 2012 2013 2014 2015
e=Om= Unibail @=Om= K |épierre @O |NtU

Source: Company disclosures // For Intu, we add an estimated 20% to the reported figures because the company's rent-to-sales ratio does not include service charges,
while peers' definition does

Online is becoming more relevant now... ...and will capture bulk of sales growth going forward — France
( \ 14.9%
0 . (o
UK 16.0% - 1330 13.8% 14.4%
14.0% 12.7% :
Germany E 12.0%
w
Europe avg. _=: 10.0%
é  80%
France >
¢ 60%
Sweden :E) 4.0%
Netherlands o 20% 02% 0.7%
T 00%
Spain E 2.0% 12% 0.7% -0.3%
2 -1
Poland £ 40%
0.5% 1.0% 1.5% 2.0% 2.5%
[taly
} T T 1 1 National retail sales growth assumptions
0% 4% 8% 12% 16% m Physical retail sales growth - France m Online sales growth - France
Online as % of total retail sales
Source: Centre for Retail Research Source: UBSe // assuming online reaches 20% market share in 2023

&l)% UBS For the full note, click here:

https://neo.ubs.com/shared/d1JCvNeKYgvAX




Macro indicators

3¢ UBS

30



Macro economy - GDP, Interest Rates, FX

UBS GDP forecasts

UBS FX forecast

2011 2012 2013 2014 2015e 2016e 2017e Current End 2016e End 2017e
Belgium 1.6% 0.1% 0.3% 1.1% 1.3% 1.5% 1.5% EURMUSD 1.10 1.16 1.20
Germany 3.7% 0.6% 0.4% 1.6% 1.5% 1.6% 1.6% EURAIPY 124 151 162
Finland 2.6% -1.4% -1.1% -0.4% 0.4% 0.9% 1.2% EUR/GBP 0.79 0.72 0.74
France 2.1% 0.2% 0.7% 0.2% 1.1% 1.4% 1.7% EURSEK 9.39 9.65 9.50
[taly 0.7% -2.9% -1.8% -0.4% 0.8% 1.5% 1.6% EURNOK 9.56 9.00 8.75
Netherlands 1.7% -1.1% -0.4% 1.0% 2.1% 1.9% 1.9% EUR/CHF 1.09 1.10 1.12
Norway 1.9% 3.5% 2.3% 2.3% 1.1% 1.7% 2.4% USDALS 3.91 4.00 3.90
Spain -1.0% -2.6% -1.7% 1.4% 3.2% 2.7% 2.3% Source: UBS Economics, as of 26-Feb-16
Sweden 2.7% 0.0% 1.2% 2.4% 3.3% 3.0% 2.6%
Switzerland 1.9% 1.1% 1.8% 1.9% 1.0% 1.4% 1.8%
UK 2.0% 1.2% 2.2% 2.9% 2.2% 2.0% 2.3%
us 1.6% 2.2% 1.5% 2.4% 2.4% 1.5% 2.5%
Eurozone 1.6% -0.8% -0.3% 0.9% 1.5% 1.6% 1.7%
UBS European and US rate forecasts Source: UBS Economics, as of 26-Feb-16
Current Mar-16 Jun-16 Sep-16 Dec-16 Mar-17 Jun-17 Sep-17 Dec-17

Euro Area ECB Rate (MRO) 0.05% 0.05% 0.05% 0.05% 0.05% 0.05% 0.05% 0.05% 0.05%
UK Repo Rate 0.50% 0.50% 0.50% 0.50% 0.75% 0.75% 1.00% 1.25% 1.50%
Sweden Repo Rate -0.50% -0.50% -0.50% -0.50% -0.50% -0.50% -0.35% -0.35% -0.15%
Norway Deposit Rate 0.75% 0.50% 0.50% 0.50% 0.50% 0.50% 0.75% 1.00% 1.25%
Switzerland 3 month Interest Rate -0.76% -0.80% -0.80% -0.80% -0.80% -0.80% -0.80% -0.50% -0.50%
us Fed Funds Rate 0.38% 0.38% 0.38% 0.63% 0.88% 1.13% 1.38% 1.63% 1.88%
UK 10 years 1.55% 2.00% 2.00% 2.00% 2.00% 2.05% 2.10% 2.20% 2.25%
Sweden 10 years 0.50% 0.90% 1.20% 1.60% 2.00% 2.10% 2.20% 2.30% 2.50%
Norway 10 years 1.31% 2.00% 2.30% 2.60% 2.90% 3.13% 3.25% 3.38% 3.50%
Switzerland 10 years -0.33% -0.05% 0.10% 0.30% 0.50% 0.60% 0.70% 0.80% 0.90%

10 years 1.75% 1.89% 1.92% 1.96% 2.00% 2.08% 2.15% 2.23% 2.30%

3 UBS

Source: UBS Economics, as of 26-Feb-16
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Yield curves

Yield curve: UK vs. Euro Area

2.5%
2.0%
1.5%
1.0%
0.5%
0.0%
-0.5%
-1.0%
2Y 3y 5Y 7Y 10Y 20Y
e Yield curve - UK Yield curve - Continent
Yield curve: UK + history Yield curve: Continent (Euro area Benchmark) + history
3.0% 1.4%
1.2%
2.59
% 1.0%
0.8%
2.0%
0.6%
1.5% 0.4%
0.2%
1.0%
° 0.0% >
0.2%
0.5%
-0.4%
0.0% -0.6%
2Y 3y 5Y 7Y 10Y 20Y 2y 3y 5Y 7Y 10Y 20Y
e CUrrent 3M ago 6M ago 1Y ago Current 3M ago 6M ago 1Y ago
Source: UBS
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Property yields and bond yields

Key findings:
e A key perceived risk remains the negative effect that rising bond yields could have on property values

e We are not overly concerned by this risk for European property. We believe:
— there remains a significant buffer between property yields and bond yields;
- economic growth expectations look solid enough to flow through into rental growth, offsetting increasing yields;
— the historical correlation is inconclusive (although recent stimulus means the correlation has been stronger and negative);

— market concerns over QE caused volatility and created (temporary) opportunities in 2013 and 2014.

Bond yields + market forecasts

6.00

v V /\/l\/»
4.00

3.00 g
N\\“
2.00 \ /‘,‘\ [ _______
\ / P -
1.00
0.00
Jan-00 Dec-01 Dec-03 Dec-05 Dec-07 Dec-09 Dec-11 Dec-13 D‘h's/ Dec-17
e— | K Germany us = e UK fwd Germany fwd us fwd

Source: UBS estimates

3¢ UBS
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UK yields and property yield spread

Yields - All Property, 10y Gilt, 5 year swap, AA Corporates (%)

16.00
14.00

12.00

10.00 W

2.00 W\J\‘\

0.00
Jan-87 Jan-89 Jan-91 Jan-93 Jan-95 Jan-97 Jan-99 Jan-01 Jan-03 Jan-05 Jan-07 Jan-09 Jan-11 Jan-13 Jan-15

e 1 Oy Gilt —— AA Corporates Sy swap e |PD All Property Initial Yield
Source: UBS estimates, Datastream,

IPD

Property yield premium / discount (%) over 10 year gilts and 5 year swap
8.00
6.00
4.00
2.00

0.00

(2.00)
(4.00)

(6.00)

(8.00)

(10.00)
Jan-87 Jan-89 Jan-91 Jan-93 Jan-95 Jan-97 Jan-99 Jan-01 Jan-03 Jan-05 Jan-07 Jan-09 Jan-11 Jan-13 Jan-15

Spread over 10y = Spread over 5y swap

Source: UBS estimates, Datastream, IPD
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Bond yield/swap rates and correlation

UK/Europe 5 year swap rate Property stock correlation to 5 year swap rate - rolling 1 year correlation
245
0.600 Positive correlation - swap rates rise, property stocks rise
0.500
1.95
0.400
0.300
1.45 0.200
0.100
0.95 0.000
-0.100
0.45 -0.200
-0.300
0.400 Negative correlation - swap rates rise, property stocks fall
-0.05 e
Feb-14  May-14  Aug-14  Nov-14  Feb-15  May-15  Aug-15  Nov-15  Feb-16 Sep-01 Sep-03 Sep-05 5ep-07 5ep-09 Sep-11 Sep-13 sep-15
UK 5 yr Swap s EU 5 yr Swap s | JK s EUro
10Y bond yield by country Property stock correlation to 10Y govt bond yield - rolling 1 year correlation
8.0% 0.8
7.0% Positive correlation — bond yields rise, property stocks rise
6.0%
5.0%
4.0%
3.0%
2.0%
1.0%
0.0% 04 Negative correlation - bond yields rise, property stocks fall
" Sep-11 Feb-12  Ju-12  Dec-12 May-13 Oct13 Mar-14 Aug-14  Jan-15  Jun-15 Sep-01 Sep-03 Sep-05 Sep-07 Sep-09 Sep-11 Sep-13 Sep-15
SPAIN ITALY GERMANY FRANCE UK e (K s EUIFO

Source: UBS. Correlation one-year rolling based on weekly changes
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UK: Bond yields rising doesn't matter when rents are rising

Weak negative: very little long-term correlation
Stock returns vs. Bond yields (monthly changes, from 1986)

0%y - .4.11x +0.00 A hotly debated topic. Most analysis has simply looked at the
=00 ® _ 7 Bond yields broad correlation and concluded there is a weak inverse
20% () rise, stocks rise relationship
c
g1o% e We dig a little deeper and find that rising bond yields do
3 matter, but only when rents are falling
+ 0%
£ e \We believe we are in a rental growth market in the UK -
g10% particularly in the London office market
[-%
-20% e Correlation of 4% rises to 49% in falling rental market
° N pond)
ond yields
30% rise, stocks fall e For more, please see our full note here:
-1.00% -0.50% 0.00% 0.50% 1.00% .
Bond 1ield change https://neo.ubs.com/shared/d1gkqYONQgINReG1
...but separating the data into rising and falling rents markets... ...shows Bond yields rising a concern only if rents falling
30% 20%
L y =-0.61x + 0.01
159, ® Rents rising R2 = 0.00
20% . Rents falling Y = -1;].70x -0.03
.« 10% e R2=049
10% < 2
o S om0 : 9 c
c )
5 o N Yale S iontey, 5 5%
S0 — W g -,—",s‘\o’ ®. ’\‘93 9"—’ 3
= [ ORAINT A X2 ° X 0%
] L 2 ¢ ‘/.6‘ .’ g °
£.10% osm %0 %
° [ L > 5%
g ) 2 5%
: :
£-20% &-10%
-30% -15%
-1.00% -0.50% - 0.50% 1.00% -1.00% -0.50% - 0.50% 1.00%
Middle ground e Rents (3 year forward): -12% + Rents (3 year forward): +12% e Rents (3 year forward): -12% + Rents (3 year forward): +12%
Bond yield change Bond yield change
Source: UBS
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UK bank lending to property - continued easing

UK bank net lending (sterling and foreign currency) to UK property companies

12%
250,000
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200,000
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mmmm UK outstanding bank lending to property companies (£m, LHS) e % Of total bank lending (RHS)

Source: Bank of England, UBS Jan-2016

Change in UK credit availability to commercial real estate Change in UK credit availability to the corporate sector
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Source: Bank of England Jan-2016 (credit conditions survey)
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Historic returns: EPRA vs. other asset classes

0 0 0 014 0 016 D
PoUK | DUk | Bundtoy | _E390 A IPD UK E300 1 gind 10Y A Gold Gold E300 S&P500 | IPDUK | IPD UK Gold
Germany Germany Germany
10.5% 7.1% 30.4% 63.0% 52.7% 18.8% 36.4% 10.6% 40.4% 29.3% 11.1% 31.7% 32.4% 19.3% 13.8% 52%
A HICP Gold A E300 ex- Gold E300 Gold Gold E100 S&P500 Bund 10Y A E300 S&P500 A Bund 10Y
UK Germany Germany
9.9% 1.8% 24.0% 44.7% 21.5% 17.0% 36.9% 31.8% 31% 34.9% 15.1% 10.3% 30.7% 31.6% 13.7% 6.7% 3.0%
Bund10Y | Gold A E300ex- | \iscieare [ mscieare | B399 | k100 Hice |msceare| pouk | ppuk | E300ex | E300ex- A S&P500 | IPD UK
UK UK UK UK
1.9% 1.4% 207% | 430% | 207% 140% | 358% 18.5% 1.8% 325% 14.5% 8.1% 225% | 282% 10.4% U5 B
HICP | Bund10Y | IPDUK |MSCIEAFE| IPD UK E3?J°Kex' E100 E3%°Kex' IPD UK E3%°Kex' A S&P500 |MSCIEAFE| E100 | Bund10Y | HICP HICP
1.0% -0.8% 10.4% 39.2% 18.9% 11.1% 30.1% 182% | -225% | 324% 9.3% 21% 17.9% 25.0% 2.4% 08% 1.7%
E300 ex- A HICP £100 | Bund10v | _ E3%° |mscieare| Bund 10y | s&psoo Gold E300 HICP E100 |MSCIEAFE| HICP |E300 ex-UK| S&P500
UK Germany Germany
5.3% 5.3% 2.4% 36.1% 18.6% 9.7% 26.9% 127% [75370% | 27.1% 8.3% 1.4% 17.7% 233% L e 50
Gold S&P500 |MSCIEAFE| S&P500 E100 A Gold | MSCI EAFE | MSCI EAFE Geﬁ?:ny MSCIEAFE| E100 S&P500 A Gold | MSCIEAFE
6.2% 119% | -157% | 287% 17.8% 9.4% 23.8% 116% |03 268% 8.2% 9.4% 16.0% 16.2% % -0.4% -5.6%
E300 E100 £100 | Bund 10y | 300 E100 IPDUK | S&P500 E300 saps00 | E390€% | viccieare | Bund 10y | D UK |mscieare| 300 E100
Germany Germany Germany UK Germany
6.9% 198% | -180% | 24.8% 14.9% 7.8% 18.1% 5.5% 439% 7 265% 1.5% 11.7% 9.2% 10.9% e 1.9% 6.2%
E100 | MSCIEAFE 53?'(“' Gold S&P500 | S&P500 | S&P500 HICP E3(L°Kex' Bund 10Y | HICP PRA Gold | Bund 10Y E3%°Kex' E100  |E300 ex-UK
7.0% 212% | 201% | 216% 10.9% 4.9% 15.8% 1.9% 442% 37% 1.0% -12.3% 5.6% 1.8% ey -5.9% 6.6%
E300 E300 ex-
SEPS00 | oy | S&PS00 | IPDUK Gold HICP | Bund10Y | IPD UK E100 IPD UK | Bund 10Y UK IPD UK HICP E100 | Bund 10Y | MSCIEAFE
9.1% 215% | 22.1% 12% 5.0% 1.4% 10.0% -5.5% -452% 22% 0.6% 14.1% 2.4% 11% - -10.0% 7.2%
mscieaFg | E300ex- | E300 HICP HICP | Bund10Y | HICP A A HICP E100 E300 HICP Gold E300 Gold E300
UK Germany Germany Germany Germany
140% | 227% | 326% 1.8% 1.8% 7.0% 1.4% -24.5% 1.4% 1.1% 17.8% 1.5% 273% 9% 10.4% 9.0%

Note: For stock indices we use total returns in USD, EPRA is EPRA Europe (total return in USD), IPD UK is IPD UK All Property Total Return

3¢ UBS

Source: Datastream, IPD, UBS estimates
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Direct market analysis
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Property Health Check

Best..........oooo.. Worst 2 3 4

Major Sectors Covered OFFICES RETAIL RESIDENTIAL
West End | City Paris Madrid | German Continental | Continental London |UK Regional German London

Office Office Office Office Office (1) Prime Secondary High St WELS Residential Residential
Main Listed Player Great Port, Land Sec, Gecina Merlin, Alstria Unibail, Eurocom., Capco Hammerson, Wohnen, Capco,
In Sector Derwent British Land Icade Hispania TLG Klépierre Wereldhave Shaftesbury Intu ADO Shaftesbury

Local Econom 1 1 3 1 2 2 2 1 1 2 1

(UBSe 2015 & 2016 GDP) (+2.7%12.5%) (+2.7%12.5%) (+1.1%/1.5%) (+3.2%/2.6%) (+1.5%72.1%) (+1.4%/1.9%) (+1.4%/1.9%) (+2.7%12.5%) (+2.7%12.5%) (+1.5%/722.1%) (+2.7%72.5%)
Market | Growt 1 1 3 2 2 2 4 1 2 2 2

4 UBSe 2015 & 2016) (+12%, +4%) (+10%/48%) (+1.6%/72.1%) Moderate Moderate (c+2% p.a.) (Mild decline) (>5% p.a.) (c.+3% p.a.) (c.+5% p.a.) (c.2-3% p.a.)

& Vacancy 1 4 5 3 2 4 1 3 2 3

E Spot, YOY Change (VREL/PEVION oo SN NEMEZPRNESIONOS) (7.2%, +13 bps) (EFAERSI0NE 5] (7.5%, -80 bps) | (2.7%, -20 bps) | (0-10%, rising) | RN eINaZIaAl6% n/a (<4%, unch) n/a

= New Supply 2 3 2 1 2 2 4 2 2 1 1

% (2016 + 2017 as % of stock) (4%) (8)% (2%) (0.4%) (2%) (Limited) (Online threat) (Limited) (Limited) n/a (2) n/a (4)

-}

[N

Rents vs. Peak 3 3 2 1 3 4 3 5 1 3 4
Investment Appetite 1 1 3 1 1 1 2 1 1 4
Yields vs. Peak 4 4 4 1 4 3 3 5 3 5 4
Current vs. Q4 2007 (-125 bps) (-125 bps) (-35 bps) (-75 bps) (flat) (flat) (0 to -25 bps) ¢.-150 bps ¢.4% currently
3.0 1.7 24

Overall Average Score 1.9 2.0 2.3 3.1 2.3 1.9 2.3 2.7

Other Sectors RETAIL (MAIN COUNTRY BREAKDOWN) SCANDINAVIA INDUSTRIAL
French | Spanish | German Dutch | [talian UK | German

Prime SC Prime SC Prime SC Prime SC Prime SC Industrial Industrial
Main Listed Player Unibail, Unibail, Unibail, Unibail, Eurocom.,
In Sector Klépierre Klépierre Klépierre Klépierre Klépierre

Local Economy 3 1 2 2 3 1 1 1 5 1 2
(UBSe 2015 & 2016 GDP) (+1.1%/1.5%) (+3.2%/2.6%) (+1.5%/2.1%) (+2.1%/2.1%) (+0.6%/1.4%) (+2.9%/3.2%) (+2.9%/3.2%) (+2.9%/3.2%) (+0.3%/1.0%) (+2.7%72.5%) (+1.5%/2.1%)
Market Rental Growth 2 2 2 2 2 2 1 2 5 2 4

(UBSe 2015 & 2016) (c.2.0% p.a.) (c.3.0% p.a.) (c.2.0% p.a.) (c.2.0% p.a.) (c.2.5% p.a.) (c.2.0% p.a.) (+5% p.a.) (+3% p.a.) (Still declining) (1-2% p.a.)
2 3

Segro Segro

(0-1% p.a.)

Spot, YOY Change (2.3%, +20 bps) | (2.9% 0bps) (c.4%, nfa) (3.8%, -80 bps)  (3.0%, +60 bps) (3.5%, -30 bps)  (3-5%, unch) (3-5%, unch) ' EUEEEZAREo[05)] Stable (>10%, -100bps)

New Supply 1 3 3 4 3 2 3 2 2

(2016 + 2017 as % of stock) |{Largest pipeline) (Very low) (Moderate) (Moderate) (Large pipeline) (Moderate) (Very low) (2%) Avg. (ret, off.) (Limited) (Limited)
Rents vs. Peak 5 1 5 1 4 4 4 a4 3 3 3
Investment Appetite 1 1 1 1 1 1 1 4 1 1 3
Yields vs. Peak 3 4 1 1 1 4 4 3 4 4

Current vs. Q4 2007 (flat) (-45 bps) (-40 bps) (-40 bps) (flat) (-40 bps) (-100 bps)

1 24 0 0

Overall Average Score 2.9 [ 11| 2.7 7 2. 2. 2.7 3.6 23 3.0

FUNDAMENTALS

Source: UBS, Property agents
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UBS Evidence Lab: London Office Rent Prediction Model

Key findings

e A positive outlook for the next two years is generally baked in to expectations due to favourable
supply/demand dynamics, and is evident in both recent leasing transactions and the low yields being paid
for London offices

e Our forecasts point to decent growth of 8% in the City in 2016 followed by 6% in 2017

e In the West End, our Data Science findings suggest that rental growth here should tail off more quickly, i.e.

4% growth in 2016 and 1% in 2017

Model

e The prediction model has four measurable variables that explain rental growth in these markets: vacancy
rates, UK finance and business employment growth, UK 10-year benchmark yield and GDP growth

e Local vacancy is estimated to slightly improve from current levels in both markets before deteriorating
slightly

v" In the City we assume vacancy continues to improve toward 4% and then starts to increase in 2017 as new
projects have been added to the pipeline set for delivery by 2017

v In the West End we assume vacancy falls below 4% for a few quarters before beginning to return to 4% by
Q4 2017. The West End remains a tight market with relatively limited supply compared to existing stock, a
more stringent planning regime (e.g. limited high-rise construction), and continued loss of office stock
through residential conversion

Source: Property agents, UBS Evidence Lab

3¢ UBS
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London Office — UBS direct market expectations: sweet spoi

Rental growth forecasts - City

YoY Est. short-run rent [Lower bound (-1 SD)| Upper bound (+1 SD)

2015e 10% 7%
2016e 8% 3%
2017e 6% 3%

Source: Property agents, UBS estimates

Rental growth index - City
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Source: Property agents, UBS Evidence Lab
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Rental growth forecasts - West End
YoY Est. short-run rent [Lower bound (-1 SD) Upper bound (+1 SD)

2015e 12% 8% 15%
2016e 4% -1% 11%
2017e 1% -1% 6%

Rental growth index - West End
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eeeeee Lower bound (-1 SD) eeeeee Upper bound (+1 SD)
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UBSe: Development pipelines and vacancy rates — London

City of London - Development pipeline (m sq ft) versus vacancy (%)
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Rental growth drivers

UK GDP growth yoy (%)

UK 10-year benchmark yield
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Correlation with rental growth — UK sub-sectors

Independent variable City office Independent variable West End office

Vacancy in the City -77% Vacancy in the West End -77%
Supply growth in the City -45% GDP growth (YoY) 56%
Construction costs (QoQ) 45% Construction costs (YoY) 46%
GDP growth (YoY) 40% Supply growth in the west End -39%
Business confidence 31% Business confidence 34%
5Y gov bond yield in UK 26% 5Y gov bond yield in UK 32%
Employment in London (QoQ) 23% UK interbank 1Y rate 31%
10Y gov bond yield in UK 23% Employment in London (QoQ) 28%
Bank of England base rate -22% 10Y gov bond yield in UK 28%
GVA London growth (QoQ) 19% GVA London growth (QoQ) 19%
UK interbank 1Y rate 14% Bank of England base rate -12%
Completions growth (QoQ) in the City 9% Completions growth (QoQ) in the West End 7%

Independent variable UK shopping centres

Rl 97 gl nd Bzt riee (Y gl B For our forecasting models, we tested all

Halifax House Price Index (1Y lag) 62% available variables for the best mix to produce
UK GDP (1Y lag) 56%

% of retail sales on internet -51% v a high correlation (high R-Square); with a
Non food retail sales (1Y lag) 49%

Consumer expenditures (1Y lag) 42% v" valid statistical model (e.g., valid P-value)
Unemployment growth -40%

Total pipeline growth QoQ (1Y lag) 26%

BRC Retail LfL (%yoy) 20%

UK CPI 16%

Source: UBS estimates
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Paris Office — UBS direct market expectations — Stay cautious

e Rents:

Headline rents remain 5 to 15% below
their 2007 peak level, but incentives
crept up to 7-17 months

Development projects are limited, but
so is employment growth (+0.5%

p.a.)...

...Hence, vacancy reduction should be
modest (20 bps) over next 3 years...

...Not enough to improve landlords’
bargaining power: +1.3% p.a. average

rental growth...

...With discrepancies: CBD strongest,
Western Crescent weakest

e Yields:

— lle-de-France office yields seen strongly
correlated with French government

— Moderate increase anticipated

bonds

3¢ UBS

Limited vacancy reduction from historical highs (%)

16.00 +

14.00 +

12.00 4
10.00 + H
8.00 - *

6.00 -

4.00 4

2.00 A

Vacancy close to
historical highs

0.00 T
Inner Rim QOuter Rim

Paris La Défense

T \
Western lle-de-France

Crescent

Source: Agents, UBS estimates

Paris CBD leads on our rental growth scorecard
2015 2016 2017
Paris CBD 2.6% 3.8%
Paris Other 2.5% 3.7%
La Defense -0.2% 2.2%
Western Crescent -1.1% -0.7%
Inner Rim 0.5% 0.5%
Outer Rim 0.4% 0.4%
lle de France 1.6% 2.5%

Source: UBS estimates
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Madrid Office

e Occupier market

Office space take-up in Madrid
— Prime office rents in Madrid have fallen

35%-40% from peak to trough with rents
in more secondary locations down as
much as 50%

1,000 - 20%

800 r 1%

9 - 10%
600 +1% YoY °
- 5%

- 0%

400

— Prime rents stand at €25.5 and showed - -
only ¢3% increase from the trough . | ow
(prlmarlly Iﬂ prlme StOCk In -the CBD) 2003 2004 2005 2006 2007 2008 2009 2010 2011 2012 2013 2014 1H15

mmmm Take-up (000" sgm), LHS e=e EDlOyMeENt growth in Spain, RHS

— Unemployment rate in Spain is 21% but = Vacancy in Madrid, RHS

job creation is expected to be strong, at Source: Agents

the rate of the expected GDP increase
Investment market

e Investment market 7,000

— Per CBRE, over the first 9 months of 2015, o000
€1.8bn was invested in the Madrid office
market, an increase of 29% vs. 2014.

5,000
4,000
3,000
— SOCIMiIs continue to play a key role in the 2,000

market, accounting for 1/3 of all Madrid's 1000

) . 0
investment market in 2015. 2003 2004 2005 2006 2007 2008 2009 2010 2011 2012 2013 2014 1H15

m offices in Madrid offices outside Madrid

Source: Agents
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Property values - IPD and by company

IPD property capital values — 1990s cycle vs. current
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Revaluations from the 2007 peak — UK
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UK property capital values

Capital value indices
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UK property yields and yields by sector

Property yields by sector
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UK Yields by sector

Office Yields

Retail Yields
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London office rents

140
120
100
80
60
... .."- o'. ‘oo
. L L) e,
. * [ oo
40 .
..olololol..'
0
< [t [« o o~ < (] 0 o o~ <t [Xe) [ee] o o~ <t V] 0 o ~ <
~ ~ ~ o0 <o) 0 <) (o] (o)) D [ea] (o2} D o o o o o — — -
(o)} o0 (o)} (o)} (o)} o (e} (o)} o (o)} (o) (e} o o o o o o o o o
— — — — — — — — — — — — — N ~ ~N ~ N ~N ~N ~N
o o o o o o o o o o o o o o o o o o o o o
City e \N@St ENd eeeccccee Docklands Midtowns e SOUthbaNk

Source: CBRE, UBS estimates

% UBS 52



London office availability and development pipeline

City of London availability City of London development completions
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West End availability West End development completions
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UK Shopping Centres and Retail Warehouse pipeline

" . " H L]
Shopping Centre development pipeline New shopping centre GLA per annum (‘000 sqm)
% 1,000
80 900
70 800
60 700
50 600
40 500
30 400
20 300
10 200
0 100
— o~ m < n O ~ 0 O o — o m < n O ~ [ee] ()] o — o~ m <
o OO O [e)] [e)] ()] [o)BNe) BN} o o o o O O O o o O = = = -
m M ™M m m m m m ™M m m m m M ™M ™M m m m m m ™M m m O
o000 o0o0o0o0o0o0o00o00o0oo0ooooooo 1995 1997 1999 2001 2003 2005 2007 2009 2011 2013 2015e 2017e
= Proposed = With Planning Consent m Under Construction
Source: CBRE (million sq ft) Source: Cushman and Wakefield
Retail Warehouse development pipeline Retail Warehouse Parks Opened
60 6 -
50 5 |
40 4
30
3 .
20
2 .
10
‘| p
0
O — &N M < 1 W IS 0 O O — N M & 1N O SN 0 OO O — N M < n O 4
O OO OO0 OO OO0 OO OO OO OO OO O O O O O O O O O O = — — — «—
_________________________ ~ O — N M ST W WOMNOWOOO — N MW OMNOWO O — N M <
OO0 0000000000000 0O000O0O0 0000 O 222X SSS38883888s3s3535 o
PPPPPPPPPP N AN AN AN AN AN NN NN AN NN NN
mProposed  =With Planning Consent  mUnder Construction
Source: CBRE (million sq ft) Source: CBRE (million sq ft)

3¢ UBS



European rents (office and retail)

Office rents (€ per sq m)
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European rents (industrial)

Industrial rents (€ per sq m) Industrial rents (€ per sq m)
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European yields (office and retail)

Office yields (%)
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European yields (industrial)

Industrial yields (%) Industrial yields (%)
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French Yields by sector

Office Yields
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French office yields

Paris office yields and 10-year government bonds (%)
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Company details
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UK - portfolio breakdown

Company

British Land
Capco

Derwent London
Great Portland
Hammerson

Intu Properties
Land Securities
Shaftesbury

Segro

Source: Company data

3¢ UBS

Portfolio spread

Diversified: London offices (47%) Shopping Parks (23%) Malls (16%)
Superstores (6%) other (8%); Major assets: Broadgate (City), Regents Place
(Euston), Paddington, Meadowhall

Covent Garden (53%), Earls Court (38%) and Venues (9%)

London Office; West End Central (59%), City Borders (30%), West End
Borders (10%) and Provincial (1%)

London office led (71%) and retail (23%); North of Oxford Street (54%),
Rest of West End (25%), Southwark (9%), Midtown (5%), City (7%)

Large shopping centres; UK (72%), France (28%)

Large shopping centres: 'super-regional' (67 %), City centres (26%),
UK(93%), Spain (7%)

Diversified, UK Retail (44%), London offices (46%); London (63%), Other UK
(37%). Major assets: Cardinal Pl (Victoria), New St Square, Bluewater

Central London retail and leisure-led; Carnaby (35%), Covent Garden (26%),
Chinatown (22%), Soho (7%), Charlotte St (3%)

Greater London (40%), Thames Valley (27%), National Logistics (8%),
Germany (8%), France (7%), Poland (6%), Rest of Europe (4%)

British Land 16% 34% 45% 298V A
Capco 39% 7% 4% 50%
Derwent London 93% 7%
Great Portland 23% 71% 6%

Hammerson 62%

Intu Properties 100%
Land Securities 35% 8% 46% 10%
Shaftesbury 35% 17% 13% 35%
Segro 13% 80% 7%
0% 10%  20% 30% 40% 50% 60% 70% 80%  90% 100%
mShopping Cenres  mRetail mOffices = Industrial mResidential = Other
Source: Company data
Note: Shopping centre part for Hammerson includes 29% of French retail
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Continent - portfolio breakdown

Company
Eurocommercial

Unibail-Rodamco
Wereldhave
Gecina

Icade

Klepierre

ADO Properties

alstria office
Deutsche Euroshop

Deutsche Wohnen

TLG Immobilen

Allreal
Intershop

Mobimo Holding
PSP Swiss Property
SPS

Castellum

Fabege
Hufvudstaden

Citycon Oyj
Sponda

Azrieli

Hispania

Merlin Properties

Portfolio spread

Mid-size shopping centres; France (40%), Italy (38%), Sweden (22 %)

Large 'Destination’ shopping centres; France (57 %), Nordic (9%), Spain (8%),
CEE including Germany (15%), Austria (7%), Netherlands (4%)

Shopping centres; France (34%), Belgium (24%), Netherlands (22 %) and
Finland (20%)

Total portfolio:Paris (50%); Paris Region (38%); Other regions (12%)

Business parks and offices; La Défense (26%), Western Crescent (12%), 1 and
2" Rings (47%), Paris (14%), Other (1%)

Shopping centres; France/Belgium (38%), Scandinavia (16%), Italy (16%), Iberia
(8%), Netherlands (8%), Germany (5%), CEE( 8%)

Residential; Berlin (100%)

Total portfolio: Hamburg (42%), Rhine-Rhur (17%), Stuugart (17 %), Other
(24%)
Shopping centres; Germany (87 %), Central Europe (13%)

Residential; Greater Berlin (73%), Other regions (27 %)

Multi-sector ‘mid-market' portfolio , standard offices (35%), food retail (44%),
hotels (13%), non-core (8%); Berlin (44%), Dresden and Leipzig (20%),
Rostock (9%)

Diversified, office (57 %), residential (20%), other use (23%); City of
Zurich(53%), Canton of Zurich (35%), Other regions (12%)

Diversified, office (39%), industrial (32%), education (9%), other use (20%);
Greater Zurich (66%), Lake Geneva Region (15%), Other regions (19%)

Diversified, office (34%), residential (22%), retail (13%), other use (31%);
Zurich (48%), Western Switzerland (33%), Other Regions (19%)

Diversified, office (65%), retail (15%), other use (20%); Zurich (63%), Geneva
(14%), Other regions (23%)

Diversified, office (40%), retail (32%), other use (28%); Zurich (42%), Geveva
(21%), Other regions (37%)

Mixed-use: Greater Gothenburg (34%); Oresund Region (19%), Greater
Stockholm (22%), Malardalen (18%), Eastern Gétaland (7 %)

Office led (83%); Stockholm Inner City (44%), Solna (48%), Hammarby Sjostad
(8%)

Mixed-use, office led (51%); Stockholm City East (39%), Stockholm City West
(39%), Gothenburg (22%)

Shopping centres; Finland (39%), Sweden (18%), Baltic countries (9%),
Norway (34%)

Mixed-use, office led; Finland (97 %), Russia (3%)

Mixed-use, shopping centre led; Israel (90%), UK and US (10%)

Mixed portfolio, office led (53%); Spain (100%)

Mixed portfolio led by bank branches (71%); Spain (100%)

Note: Deutsche Euroshop, Hufvudstaden, Sponda: data as percentage of lease area

3¢ UBS

Eurocommercial
Unibail-Rodamco
Wereldhave
Gecina

Icade

Klepierre

ADO Properties
alstria office
Deutsche Euroshop
Deutsche Wohnen
TLG Immobilien
Allreal

Mobimo Holding

PSP Swiss Property

SPS
Intershop
Castellum
Fabege 4% 7%
Hufvudstaden
Citycon Oyj .
Sponda 3%
Azrieli 11%
Hispania 45% 31%
Merlin Properties 14% 6% . 7%
0% 10% 20% 30% 40% 50% 60% 70% 80% 90%  100%
m Shopping Cenres  mRetail mOffices Industrial ~ mResidential Other
Source: Company data
Note: Retail part for Hufvudstaden includes shopping centres
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Debt structures

LTV (Loan-to-value) NAV Gearing Interest cover Interest rates Debt Maturity (%)
FY14 FY15e FY16e FY17e FY15e FY15e Data asof  Avg interest rate Fixed  Avg maturity (yrs) Dataasof 1yr 2yrs 3yrs 4yrs 5yrs >5yrs

British Land 39% [ 35% 35% 36% 52% 2.9x 31-Dec-15  3.4% [ 59.0% 82 [y 31-Mar-15 3 2 43-emme 52
Capco 13% [ 14% 13% 14% 17% 1.1x 31-Dec-15  3.3% [ 91.0% 41 31-Dec-13 0 0 4 32 25 0
Derwent London 25% [ 21% 22% 23% 27% 2.9x 31-Dec-15  3.7% [ 85.0% 73 30-Jun-15 0 8 2 13 47 30
Great Portland 26% [ 19% 22% 22% 19% 4.8x 31-Dec-15  3.8% [ 100.0% 5. 30-Sep-15 0 0 40 14 12 34
Hammerson 34% [ 32% 37% 38% 41% 3.1x 31-Dec-15  3.8% [ 61.0% 6.3 N 30-Jun-15 0 13 1 1 15 69
Intu Properties 46% [ 45% 46% 46% 81% 1.8x 31-Dec-15  4.6% [ 86.0% 7.8 30-Jun-15 0 3 8 7 14 67
Land Securities 30% [ 25% 25% 24% 28% 3.0x 30-Sep-15  4.6% [ 91.8% 8.3 [ 30-Sep-15 8 1210 2 7 61
Shaftesbury 23% [ 22% 21% 20% 26% 2.2x 31-Dec-15  4.8% [ 95.0% 10.0 30-Sep-15 0 19 81
Segro 47% [ 40% 37% 33% 49% 2.7x 31-Dec-15  4.2% [ 75.0% 7.0 30-Jun-15 12 0 12 9 15 52
UK 33% [ 29% 30% 30% 40% 2.8x

Eurocommercial 40% [ 34% 40% 39% 53% 2.9x 31-Dec-15  3.6% [ 80.0% 6.0 30-Jun-15 2 35 6 5 7 26
Unibail-Rodamco 40% [ 37% 37% 37% 67% 5.1x 31-Dec-15  2.2% [0 100.0% 6.5 [ 30-Jun-15 0 0 0 12 34 54
Wereldhave 34% [ 39% 39% 38% 69% 5.5x 31-Dec-15  2.2% [ 86.0% 44 30-Jun-15 30 2 2 39 0 27
Netherlands 40% [ 37% 37% 37% 66% 4.9x

Gecina 38% 00 37% 34% 33% 61% 4.1x 31-Dec-15  2.2% [ 73.0% 57 30-Jun-15 0 0 0 1 29 70
Icade 47% [ 49% 50% 53% 70% 4.0x 31-Dec-15  2.7% [N 96.0% 45N 30-Jun-15 18 13 7 19 2 41
Klepierre 45% [ 46% 47% 47% 87% 4.6x 31-Dec-15  2.5% [0 77.0% 2 30-Jun-15 11 13 6 16 21 33
France 3% [ 44% 44% 44% 76% 4.4x

ADO Properties 68% 53% 53% 57% 95% 2.9x 30-un-15 2.6% [ 96.0% 6.0 [ 30-Jun-15 0 2 7 15 15 62
alstria office 50% [ 50% 46% 43% 97% 2.8x 30-un-15  3.3% [ 100.0% 4.3 30-Sep-15 0 8 16 8 55 14
Deutsche Euroshop 45% [ 2% 40% 39% 69% 3.5x 31-Dec-14  3.8% [ NA 6.6 [ 30-Jun-14 7 25 68
Deutsche Wohnen 53% [ 37% 35% 33% 59% 4.2x 30-Sep-15  1.8% [ 87.0% 9.5 I 30-Jun-15 1 0 2 2 2175
TLG Immobilien 41% [ 45% 48% 49% 75% 3.8x 30-Sep-15  2.9% [ 99.0% 5.0 30-Sep-15 4 6 11 15 28 36
Germany 519% [ 41% 39% 38% 69% 3.8x

Allreal 45% [ 44% 43% 2% 83% 4.8x 31-Dec-14  1.9% [ 1] NA 4200 31-Dec-14 63 — 10— —7— 20
Mobimo Holding 3% [ 45% 48% 50% 95% 3.4x 30-un-15  2.4% [0 NA 82 30-Jun-15 2 6 2 20 3 67
PSP Swiss Property 29% [0 30% 30% 30% 52% 7.7x 30-un-15  1.6% [ 79.0% 43000 31-Dec-14 16 R 50--nmenne - 34
SPS 48% [ 39% 39% 39% 74% 4.2x 30-un-15 2.2% [ NA 47 30-Jun-15 7 4 4 9 22 53
Intershop 2% [ 37% 37% 37% 80% 4.8x 31-Dec-14  2.5% [ 100.0% 6.0 31-Dec-14 5 14 6 4 26 45
Switzerland 41% [ 37% 38% 38% 2% 5.2x

Castellum 49% 49% 49% 49% 9%6% 3.5x 31-Dec-15  3.0% [ NA 251 30Sep-15 22 10 13 35 13 6
Fabege 60% [ 52% 48% 47% 107% 2.0x 31-Dec-15  2.6% [ 70.0% 41 N 30-Sep-15 52 13 11 1 2 21
Hufvudstaden 19% [ 17% 15% 15% 22% 9.1x 31-Dec-15  2.1% [ 61.7% 230 30-Sep-15 10 46 30 9 0 3
Sweden 41% [ 38% 37% 36% 73% 5.1x

Citycon Oyj 4% [ 49% 49% 48% 79% 3.8x 31-Dec-15  3.0% [ 84.8% 5.5 30-Sep-15 5 1 14 0 9 7
Sponda 54% [ 49% 48% 49% 88% 2.7x 31-Dec-15  2.9% [ 90.0% 220 30-Sep-15 37 21 13 12 17 0
Finland 46% [ 49% 49% 48% 82% 3.4x

Azrieli 30% [ 34% 32% 31% 2% 9.9x 31-Dec-14  3.1% [0 NA 2.6 1 31-Dec-14 34 42 24
Hispania - 46% 2% 39% 74% 3.1x 31-Dec-15  2.7% [N 100.0% 79 I 30-Jun-15 4 3 5 5 0 83
Merlin Properties 50% [ 60% 53% 49% 106% 3.0x 30-Sep-15  2.6% [0 40.8% 4.3 31-Dec-14 1 1 1 1 1 95
Other 39% [ 46% 41% 39% 71% 6.43x

UK 33% ] 29% 30% 30% 40% 2.8x

Europe ex UK 43% [ 41% 40% 39% 71% 4.8x

Europe 39% [ 37% 37% 36% 61% 4.1x
Source: Company data, UBS estimates
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Debt structures

Debt structures, average debt maturity (x axis), average cost of debt (y axis) and LTV (bubble size)
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Vacancy rates

Last reported vacancy rate
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UK short interest

UK Real Estate Shares On Loan %

Company Jul-10 Jan-11 Jul-11 Jan-12 Jul-12 Jan-13 Jul-13 Jan-14 Jul-14 Jan-15 Aug-15 Sep-15 Jan-16 Feb-16
British Land 5.1% 2.1% 3.2% 2.9% 2.9% 1.4% 2.5% 3.3% 2.2% 2.8% 2.7% 2.0% 2.5% 2.9%
Capco 10.7% 8.6% 7.0% 6.3% 3.4% 1.6% 32% 2.5% 2.5% 42% 2.9% 2.9% 2.9% 43%
Intu Properties 11.0% 1.6% 2.7% 5.0% 5.0% 7.0% 5.8% 6.6% 71% 9.1% 7.9% 9.0% 9.0% 10.5%
Derwent London plc 5.3% 2.6% 1.8% 3.8% 1.3% 0.9% 1.2% 1.4% 2.4% 5.4% 2.5% 2.8% 2.2% 3.8%
Great Portland 7.2% 5.0% 5.7% 2.4% 3.0% 0.7% 2.1% 1.1% 1.2% 22% 1.8% 1.4% 1.6% 2.0%
Hammerson 3.1% 2.4% 43% 3.6% 3.4% 3.9% 3.6% 3.1% 3.1% 7.8% 8.9% 10.9% 11.7% 11.9%
Land Secs 5.3% 4.6% 4.8% 3.4% 2.8% 2.2% 1.9% 1.6% 2.4% 1.9% 3.0% 2.5% 3.4% 3.6%
Mucklow 0.1% 0.1% 0.4% 0.4% 1.1% 2.0% 1.5% 1.5% 0.2% 0.2% 0.2% 0.1% 0.1% 0.1%
Shaftesbury 2.8% 1.4% 2.9% 2.5% 2.0% 1.6% 1.9% 1.9% 3.2% 1.5% 1.5% 1.1% 0.7% 1.3%
SEGRO 1.9% 1.9% 2.2% 1.9% 1.6% 1.1% 2.0% 1.1% 1.4% 1.4% 1.4% 1.9% 1.2% 1.0%
UNITE 35% 3.0% 2.9% 2.8% 1.5% 1.2% 1.6% 2.6% 2.7% 2.8% 5.1% 4.9% 4.6% 43%
WEIGHTED AVERAGE 4.38% 2.97% 3.73% 3.62% 2.90% 2.44% 2.67% 2.58% 2.87% 3.99% 3.77% 3.85% 4.14% 4.70%
Source: Crest, Thomson Datastream, UBS estimates
UK REITs
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"Economic Profit" stock valuation methodology

Portfolio growth

(revaluation surplus)
Rental income Development profit

Admin & overheads Sales profits

y y

Forecasts

Operating Capital Total
ROIC ROIC Return
Underlying profit NAV & NAV
Dividends & Adj EPS growth

Source: UBS.

Return on

Standard definition

Net Income

vs. WACC

Beta & Risks
Interest rates

Margin on loans
Capital Structure

Where should stock
trade:

'Charge' for use of capital
('use it well or return it')

UBS European Real Estate team definition

NAV growth,,q + Dividend

Equity

Source: UBS
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Average Equity

n

NAV,
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Statement of Risk

The real estate sector can be cyclical and faces risks at a number of levels. The level of the economy, both macro and local, can
adversely affect demand and the ability of tenants to pay rent. Excessive levels of supply can also lead to falling rents. Rising
interest rates can affect the security of the tenant base, lower development margins significantly, and reduce investment
appetite. Interest rates, bond yields and the relative attractions of other assets classes can all have an impact on property values.
Property values can also be affected by changes in planning, taxes, technology and lease structures. This risk can be amplified in
the real estate sector through development exposure, gearing and the rating.

Analyst Certification

Each research analyst primarily responsible for the content of this research report, in whole or in part, certifies that with respect
to each security or issuer that the analyst covered in this report: (1) all of the views expressed accurately reflect his or her
personal views about those securities or issuers and were prepared in an independent manner, including with respect to UBS,
and (2) no part of his or her compensation was, is, or will be, directly or indirectly, related to the specific recommendations or
views expressed by that research analyst in the research report.
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Required Disclosures

This report has been prepared by UBS Limited, an affiliate of UBS AG. UBS AG, its subsidiaries, branches and affiliates are referred to herein as UBS.

For information on the ways in which UBS manages conflicts and maintains independence of its research product; historical performance information; and certain additional disclosures
concerning UBS research recommendations, please visit www.ubs.com/disclosures. The figures contained in performance charts refer to the past; past performance is not a reliable indicator
of future results. Additional information will be made available upon request. UBS Securities Co. Limited is licensed to conduct securities investment consultancy businesses by the China
Securities Regulatory Commission. UBS acts or may act as principal in the debt securities (or in related derivatives) that may be the subject of this report.

UBS Investment Research: Global Equity Rating Definitions

12-Month Rating Definition Coverage!' IB Services?
Buy FSR is > 6% above the MRA. 48% 36%
Neutral FSR is between -6% and 6% of the MRA. 39% 28%
Sell FSR is > 6% below the MRA. 12% 22%
Short-Term Rating Definition Coverage? IB Services*
Buy Stock price expected to rise within three months from the time the rating was assigned because of <1% <1%
a specific catalyst or event.
Stock price expected to fall within three months from the time the rating was assigned because of o o
Sell e <1% <1%
a specific catalyst or event.

Source: UBS. Rating allocations are as of 31 December 2015.

1:Percentage of companies under coverage globally within the 12-month rating category.

2:Percentage of companies within the 12-month rating category for which investment banking (IB) services were provided within the past 12 months.
3:Percentage of companies under coverage globally within the Short-Term rating category.

4:Percentage of companies within the Short-Term rating category for which investment banking (IB) services were provided within the past 12 months.

KEY DEFINITIONS: Forecast Stock Return (FSR) is defined as expected percentage price appreciation plus gross dividend yield over the next 12 months. Market Return Assumption
(MRA) is defined as the one-year local market interest rate plus 5% (a proxy for, and not a forecast of, the equity risk premium). Under Review (UR) Stocks may be flagged as UR by the
analyst, indicating that the stock's price target and/or rating are subject to possible change in the near term, usually in response to an event that may affect the investment case or valuation.
Short-Term Ratings reflect the expected near-term (up to three months) performance of the stock and do not reflect any change in the fundamental view or investment case. Equity
Price Targets have an investment horizon of 12 months.

EXCEPTIONS AND SPECIAL CASES: UK and European Investment Fund ratings and definitions are: Buy: Positive on factors such as structure, management, performance record,
discount; Neutral: Neutral on factors such as structure, management, performance record, discount; Sell: Negative on factors such as structure, management, performance record,
discount. Core Banding Exceptions (CBE): Exceptions to the standard +/-6% bands may be granted by the Investment Review Committee (IRC). Factors considered by the IRC include the
stock's volatility and the credit spread of the respective company's debt. As a result, stocks deemed to be very high or low risk may be subject to higher or lower bands as they relate to the
rating. When such exceptions apply, they will be identified in the Company Disclosures table in the relevant research piece.

Research analysts contributing to this report who are employed by any non-US affiliate of UBS Securities LLC are not registered/qualified as research analysts with FINRA. Such analysts may
not be associated persons of UBS Securities LLC and therefore are not subject to the FINRA restrictions on communications with a subject company, public appearances, and trading
securities held by a research analyst account. The name of each affiliate and analyst employed by that affiliate contributing to this report, if any, follows.

UBS Limited: Osmaan Malik, CFA; Charles Boissier, CFA. UBS AG: Andre Rudolf von Rohr. UBS AG Hong Kong Branch: Kim Wright, CFA.
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Company Disclosures

Company Name Reuters 12-month rating Short-term rating Price  Price date
ADO Properties SA2 416 ADJ.F Buy N/A €26.77 26 Feb 2016
Allreal? 45 ALLN.S Neutral N/A CHF133.00 26 Feb 2016
alstria office REIT" 245 AOXG.DE Buy N/A €11.62 26 Feb 2016
Azrieli Group® AZRG.TA Neutral N/A NIS140.40 28 Feb 2016
British Landz 4 5.7.14.18 BLND.L Buy N/A 659p 26 Feb 2016
Capcos 4 CAPCC.L Neutral N/A 320p 26 Feb 2016
Castellum AB CAST.ST Neutral N/A SKr129.20 26 Feb 2016
Citycon Oyj CTY1S.HE Neutral N/A €2.15 26 Feb 2016
Derwent London'™ DLN.L Buy N/A 3,039p 26 Feb 2016
Deutsche Euroshop AG DEQGn.DE Sell N/A €38.92 26 Feb 2016
Deutsche Wohnen2 4.5 DWNG.DE Neutral N/A €24.25 26 Feb 2016
Eurocommercial Properties N.V. SIPFc.AS Sell N/A €38.43 26 Feb 2016
Fabege AB FABG.ST Neutral N/A SKr134.40 26 Feb 2016
Gecina GFCP.PA Neutral N/A €112.70 26 Feb 2016
Great Portland Estates GPOR.L Buy N/A 698p 26 Feb 2016
Hammerson HMSO.L Buy N/A 548p 26 Feb 2016
Hispaniaz 45 HIS.MC Buy N/A €11.67 26 Feb 2016
Hufvudstaden AB HUFVa.ST Neutral N/A  SKr124.80 26 Feb 2016
Icade SA5 ICAD.PA Buy N/A €63.54 26 Feb 2016
Intershop Holding AG2 4 5.7 ISN.S Sell N/A  CHF435.00 26 Feb 2016
Intu Properties PLC# 5614 INTUP.L Buy N/A 288p 26 Feb 2016
Klepierre SA2 457 LOIM.PA Neutral N/A €38.22 26 Feb 2016
Land Securities® 7. 4 LAND.L Buy N/A 1,006p 26 Feb 2016
Merlin Properties2 4 13.24 MRL.MC Neutral N/A €9.62 26 Feb 2016
Mobimo Holding® MOBN.S Neutral N/A  CHF222.50 26 Feb 2016
PSP Swiss Property? 4 5 12 PSPN.S Neutral N/A CHF85.85 26 Feb 2016
Savills*5.7.14 SVS.L Buy N/A 680p 26 Feb 2016
SEGRO* 57,14 SGRO.L Neutral N/A 417p 26 Feb 2016
Shaftesbury SHB.L Neutral N/A 848p 26 Feb 2016
Sponda Oyj'5 SDA1V.HE Buy N/A €3.62 26 Feb 2016
Swiss Prime Site? 4 5 SPSN.S Neutral N/A CHF82.90 26 Feb 2016
TLG Immobilien2 4 TLGG.DE Buy N/A €17.63 26 Feb 2016
Unibail-Rodamco? 457 UNBP.AS Neutral N/A €227.55 26 Feb 2016
Wereldhave NV WEHA.AS Neutral N/A €46.52 26 Feb 2016

Source: UBS. All prices as of local market close.
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Company Disclosures (Continued)

Ratings in this table are the most current published ratings prior to this report. They may be more recent than the stock

pricing date

1. UBS Limited is acting as manager/co-manager, underwriter, placement or sales agent in regard to an offering of
securities of this company/entity or one of its affiliates.

2. UBS AG, its affiliates or subsidiaries has acted as manager/co-manager in the underwriting or placement of
securities of this company/entity or one of its affiliates within the past 12 months.

4. Within the past 12 months, UBS AG, its affiliates or subsidiaries has received compensation for investment banking
services from this company/entity or one of its affiliates.

5. UBS AG, its affiliates or subsidiaries expect to receive or intend to seek compensation for investment banking
services from this company/entity within the next three months.

6. This company/entity is, or within the past 12 months has been, a client of UBS Securities LLC, and investment
banking services are being, or have been, provided.

7. Within the past 12 months, UBS Securities LLC and/or its affiliates have received compensation for products and
services other than investment banking services from this company/entity.

12. An employee of UBS AG is an officer, director, or advisory board member of this company.

13. UBS AG, its affiliates or subsidiaries beneficially owned 1% or more of a class of this company’'s common equity

securities as of last month's end (or the prior month's end if this report is dated less than 10 days after the most
recent month's end).

14. UBS Limited acts as broker to this company.

16. UBS Limited has entered into an arrangement to act as a liquidity provider and/or market maker in the financial
instruments of this company.

18. UBS AG, its affiliates or subsidiaries, is a tenant of Broadgate, a development owned by British Land. All
statements on UBS are sourced from company reports and other publicly available information.

24. UBS AG, its affiliates or subsidiaries beneficially held more than 5% of the total issued share capital of this
company; or for UK and Irish companies, a line of stock of this company; as of the date shown in this disclosure
table.

Unless otherwise indicated, please refer to the Valuation and Risk sections within the body of this report. For a complete set
of disclosure statements associated with the companies discussed in this report, including information on valuation and risk,
please contact UBS Securities LLC, 1285 Avenue of Americas, New York, NY 10019, USA, Attention: Investment Research.
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Compendium Disclosure

For a complete set of disclosure statements associated with the companies discussed in this
report, including information on valuation and risk, please contact:

UBS Securities LLC,
1285 Avenue of Americas,
New York, NY 10019, USA.

Attention: Publishing Administration
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Global Disclaimer

This document has been prepared by UBS Limited, an affiliate of UBS AG. UBS AG, its subsidiaries, branches and affiliates are referred to herein as UBS.

Global Research is provided to our clients through UBS Neo, the UBS Client Portal and UBS.com (each a "System"). It may also be made available through third party vendors and distributed by UBS and/or third parties via e-mail or alternative electronic
means. The level and types of services provided by Global Research to a client may vary depending upon various factors such as a client's individual preferences as to the frequency and manner of receiving communications, a client's risk profile and
investment focus and perspective (e.g. market wide, sector specific, long-term, short-term, etc.), the size and scope of the overall client relationship with UBS and legal and regulatory constraints.

When you receive Global Research through a System, your access and/or use of such Global Research is subject to this Global Research Disclaimer and to the terms of use governing the applicable System.

When you receive Global Research via a third party vendor, e-mail or other electronic means, your use shall be subject to this Global Research Disclaimer and to UBS's Terms of Use/Disclaimer (http://www.ubs.com/global/en/legalinfo2/disclaimer.html). By
accessing and/or using Global Research in this manner, you are indicating that you have read and agree to be bound by our Terms of Use/Disclaimer. In addition, you consent to UBS processing your personal data and using cookies in accordance with our
Privacy Statement (http:/Awww.ubs.com/global/en/legalinfo2/privacy.html) and cookie notice (http:/Awvww.ubs.com/global/en/homepage/cookies/cookie-management.html).

If you receive Global Research, whether through a System or by any other means, you agree that you shall not copy, revise, amend, create a derivative work, transfer to any third party, or in any way commercially exploit any UBS
research provided via Global Research or otherwise, and that you shall not extract data from any research or estimates provided to you via Global Research or otherwise, without the prior written consent of UBS.

For access to all available Global Research on UBS Neo and the Client Portal, please contact your UBS sales representative.

This document is for distribution only as may be permitted by law. It is not directed to, or intended for distribution to or use by, any person or entity who is a citizen or resident of or located in any locality, state, country or other jurisdiction where such
distribution, publication, availability or use would be contrary to law or regulation or would subject UBS to any registration or licensing requirement within such jurisdiction. It is published solely for information purposes; it is not an advertisement nor is it
a solicitation or an offer to buy or sell any financial instruments or to participate in any particular trading strategy. No representation or warranty, either expressed or implied, is provided in relation to the accuracy, completeness or reliability of the
information contained in this document (‘the Information’), except with respect to Information concerning UBS. The Information is not intended to be a complete statement or summary of the securities, markets or developments referred to in the
document. UBS does not undertake to update or keep current the Information. Any opinions expressed in this document may change without notice and may differ or be contrary to opinions expressed by other business areas or groups of UBS. Any
statements contained in this report attributed to a third party represent UBS's interpretation of the data, information and/or opinions provided by that third party either publicly or through a subscription service, and such use and interpretation have not
been reviewed by the third party.

Nothing in this document constitutes a representation that any investment strategy or recommendation is suitable or appropriate to an investor’s individual circumstances or otherwise constitutes a personal recommendation. Investments involve risks,
and investors should exercise prudence and their own judgement in making their investment decisions. The financial instruments described in the document may not be eligible for sale in all jurisdictions or to certain categories of investors. Options,
derivative products and futures are not suitable for all investors, and trading in these instruments is considered risky. Mortgage and asset-backed securities may involve a high degree of risk and may be highly volatile in response to fluctuations in interest
rates or other market conditions. Foreign currency rates of exchange may adversely affect the value, price or income of any security or related instrument referred to in the document. For investment advice, trade execution or other enquiries, clients
should contact their local sales representative.

The value of any investment or income may go down as well as up, and investors may not get back the full (or any) amount invested. Past performance is not necessarily a guide to future performance. Neither UBS nor any of its directors, employees or
agents accepts any liability for any loss (including investment loss) or damage arising out of the use of all or any of the Information.

Any prices stated in this document are for information purposes only and do not represent valuations for individual securities or other financial instruments. There is no representation that any transaction can or could have been effected at those prices,
and any prices do not necessarily reflect UBS's internal books and records or theoretical model-based valuations and may be based on certain assumptions. Different assumptions by UBS or any other source may yield substantially different results.

This document and the Information are produced by UBS as part of its research function and are provided to you solely for general background information. UBS has no regard to the specific investment objectives, financial situation or particular needs of
any specific recipient. In no circumstances may this document or any of the Information be used for any of the following purposes:

(i) valuation or accounting purposes;
(ii) to determine the amounts due or payable, the price or the value of any financial instrument or financial contract; or
(iii) to measure the performance of any financial instrument.

By receiving this document and the Information you will be deemed to represent and warrant to UBS that you will not use this document or any of the Information for any of the above purposes or otherwise rely upon this document or any of the
Information.

Research will initiate, update and cease coverage solely at the discretion of UBS Investment Bank Research Management. The analysis contained in this document is based on numerous assumptions. Different assumptions could result in materially
different results. The analyst(s) responsible for the preparation of this document may interact with trading desk personnel, sales personnel and other parties for the purpose of gathering, applying and interpreting market information. UBS relies on
information barriers to control the flow of information contained in one or more areas within UBS into other areas, units, groups or affiliates of UBS. The compensation of the analyst who prepared this document is determined exclusively by research
management and senior management (not including investment banking). Analyst compensation is not based on investment banking revenues; however, compensation may relate to the revenues of UBS Investment Bank as a whole, of which investment
banking, sales and trading are a part.

For financial instruments admitted to trading on an EU regulated market: UBS AG, its affiliates or subsidiaries (excluding UBS Securities LLC) acts as a market maker or liquidity provider (in accordance with the interpretation of these terms in the UK) in
the financial instruments of the issuer save that where the activity of liquidity provider is carried out in accordance with the definition given to it by the laws and regulations of any other EU jurisdictions, such information is separately disclosed in this
document. For financial instruments admitted to trading on a non-EU regulated market: UBS may act as a market maker save that where this activity is carried out in the US in accordance with the definition given to it by the relevant laws and regulations,
such activity will be specifically disclosed in this document. UBS may have issued a warrant the value of which is based on one or more of the financial instruments referred to in the document. UBS and its affiliates and employees may have long or short
positions, trade as principal and buy and sell in instruments or derivatives identified herein; such transactions or positions may be inconsistent with the opinions expressed in this document.
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Global Disclaimer (Continued)

United Kingdom and the rest of Europe: Except as otherwise specified herein, this material is distributed by UBS Limited to persons who are eligible counterparties or professional clients. UBS Limited is authorised by the Prudential Regulation
Authority and regulated by the Financial Conduct Authority and the Prudential Regulation Authority. France: Prepared by UBS Limited and distributed by UBS Limited and UBS Securities France S.A. UBS Securities France S.A. is regulated by the
ACPR (Autorité de Controle Prudentiel et de Résolution) and the Autorité des Marchés Financiers (AMF). Where an analyst of UBS Securities France S.A. has contributed to this document, the document is also deemed to have been prepared by
UBS Securities France S.A. Germany: Prepared by UBS Limited and distributed by UBS Limited and UBS Deutschland AG. UBS Deutschland AG is regulated by the Bundesanstalt fur Finanzdienstleistungsaufsicht (BaFin). Spain: Prepared by UBS
Limited and distributed by UBS Limited and UBS Securities Espafa SV, SA. UBS Securities Espafia SV, SA is regulated by the Comision Nacional del Mercado de Valores (CNMV). Turkey: Distributed by UBS Limited. No information in this
document is provided for the purpose of offering, marketing and sale by any means of any capital market instruments and services in the Republic of Turkey. Therefore, this document may not be considered as an offer made or to be made to
residents of the Republic of Turkey. UBS AG is not licensed by the Turkish Capital Market Board under the provisions of the Capital Market Law (Law No. 6362). Accordingly, neither this document nor any other offering material related to the
instruments/services may be utilized in connection with providing any capital market services to persons within the Republic of Turkey without the prior approval of the Capital Market Board. However, according to article 15 (d) (i) of the Decree
No. 32, there is no restriction on the purchase or sale of the securities abroad by residents of the Republic of Turkey. Poland: Distributed by UBS Limited (spolka z ograniczona odpowiedzialnoscia) Oddzial w Polsce regulated by the Polish
Financial Supervision Authority. Where an analyst of UBS Limited (spolka z ograniczona odpowiedzialnoscia) Oddzial w Polsce has contributed to this document, the document is also deemed to have been prepared by UBS Limited (spolka z
ograniczona odpowiedzialnoscia) Oddzial w Polsce. Russia: Prepared and distributed by UBS Bank (O00). Switzerland: Distributed by UBS AG to persons who are institutional investors only. UBS AG is regulated by the Swiss Financial Market
Supervisory Authority (FINMA). Italy: Prepared by UBS Limited and distributed by UBS Limited and UBS ltalia Sim S.p.A. UBS Italia Sim S.p.A. is regulated by the Bank of Italy and by the Commissione Nazionale per le Societa e la Borsa (CONSOB).
Where an analyst of UBS ltalia Sim S.p.A. has contributed to this document, the document is also deemed to have been prepared by UBS ltalia Sim S.p.A. South Africa: Distributed by UBS South Africa (Pty) Limited (Registration No.
1995/011140/07), an authorised user of the JSE and an authorised Financial Services Provider (FSP 7328). Israel: This material is distributed by UBS Limited. UBS Limited is authorised by the Prudential Regulation Authority and regulated by the
Financial Conduct Authority and the Prudential Regulation Authority. UBS Securities Israel Ltd is a licensed Investment Marketer that is supervised by the Israel Securities Authority (ISA). UBS Limited and its affiliates incorporated outside Israel are
not licensed under the Israeli Advisory Law. UBS Limited is not covered by insurance as required from a licensee under the Israeli Advisory Law. UBS may engage among others in issuance of Financial Assets or in distribution of Financial Assets of
other issuers for fees or other benefits. UBS Limited and its affiliates may prefer various Financial Assets to which they have or may have Affiliation (as such term is defined under the Israeli Advisory Law). Nothing in this Material should be
considered as investment advice under the Israeli Advisory Law. This Material is being issued only to and/or is directed only at persons who are Eligible Clients within the meaning of the Israeli Advisory Law, and this material must not be relied
on or acted upon by any other persons. Saudi Arabia: This document has been issued by UBS AG (and/or any of its subsidiaries, branches or affiliates), a public company limited by shares, incorporated in Switzerland with its registered offices at
Aeschenvorstadt 1, CH-4051 Basel and Bahnhofstrasse 45, CH-8001 Zurich. This publication has been approved by UBS Saudi Arabia (a subsidiary of UBS AG), a Saudi closed joint stock company incorporated in the Kingdom of Saudi Arabia
under commercial register number 1010257812 having its registered office at Tatweer Towers, P.O. Box 75724, Riyadh 11588, Kingdom of Saudi Arabia. UBS Saudi Arabia is authorized and regulated by the Capital Market Authority to conduct
securities business under license number 08113-37. Dubai: The information distributed by UBS AG Dubai Branch is intended for Professional Clients only and is not for further distribution within the United Arab Emirates. United States:
Distributed to US persons by either UBS Securities LLC or by UBS Financial Services Inc., subsidiaries of UBS AG; or by a group, subsidiary or affiliate of UBS AG that is not registered as a US broker-dealer (a ‘non-US affiliate’) to major US
institutional investors only. UBS Securities LLC or UBS Financial Services Inc. accepts responsibility for the content of a document prepared by another non-US affiliate when distributed to US persons by UBS Securities LLC or UBS Financial
Services Inc. All transactions by a US person in the securities mentioned in this document must be effected through UBS Securities LLC or UBS Financial Services Inc., and not through a non-US affiliate. UBS Securities LLC is not acting as a
municipal advisor to any municipal entity or obligated person within the meaning of Section 15B of the Securities Exchange Act (the "Municipal Advisor Rule"), and the opinions or views contained herein are not intended to be, and do not
constitute, advice within the meaning of the Municipal Advisor Rule. Canada: Distributed by UBS Securities Canada Inc., a registered investment dealer in Canada and a Member-Canadian Investor Protection Fund, or by another affiliate of UBS
AG that is registered to conduct business in Canada or is otherwise exempt from registration. Brazil: Except as otherwise specified herein, this material is prepared by UBS Brasil CCTVM S.A. to persons who are eligible investors residing in Brazil,
which are considered to be: (i) financial institutions, (ii) insurance firms and investment capital companies, (iii) supplementary pension entities, (iv) entities that hold financial investments higher than R$300,000.00 and that confirm the status of
qualified investors in written, (v) investment funds, (vi) securities portfolio managers and securities consultants duly authorized by Comissao de Valores Mobiliarios (CVM), regarding their own investments, and (vii) social security systems created
by the Federal Government, States, and Municipalities. Hong Kong: Distributed by UBS Securities Asia Limited and/or UBS AG, Hong Kong Branch. Singapore: Distributed by UBS Securities Pte. Ltd. [MCI (P) 018/09/2015 and Co. Reg. No.:
198500648C] or UBS AG, Singapore Branch. Please contact UBS Securities Pte. Ltd., an exempt financial adviser under the Singapore Financial Advisers Act (Cap. 110); or UBS AG, Singapore Branch, an exempt financial adviser under the
Singapore Financial Advisers Act (Cap. 110) and a wholesale bank licensed under the Singapore Banking Act (Cap. 19) regulated by the Monetary Authority of Singapore, in respect of any matters arising from, or in connection with, the analysis
or document. The recipients of this document represent and warrant that they are accredited and institutional investors as defined in the Securities and Futures Act (Cap. 289). Japan: Distributed by UBS Securities Japan Co., Ltd. to professional
investors (except as otherwise permitted). Where this document has been prepared by UBS Securities Japan Co., Ltd., UBS Securities Japan Co., Ltd. is the author, publisher and distributor of the document. Distributed by UBS AG, Tokyo Branch
to Professional Investors (except as otherwise permitted) in relation to foreign exchange and other banking businesses when relevant. Australia: Clients of UBS AG: Distributed by UBS AG (Holder of Australian Financial Services License No.
231087). Clients of UBS Securities Australia Ltd: Distributed by UBS Securities Australia Ltd (Holder of Australian Financial Services License No. 231098). Clients of UBS Wealth Management Australia Ltd: Distributed by UBS Wealth Management
Australia Ltd (Holder of Australian Financial Services Licence No. 231127). This Document contains general information and/or general advice only and does not constitute personal financial product advice. As such, the Information in this
document has been prepared without taking into account any investor’s objectives, financial situation or needs, and investors should, before acting on the Information, consider the appropriateness of the Information, having regard to their
objectives, financial situation and needs. If the Information contained in this document relates to the acquisition, or potential acquisition of a particular financial product by a ‘Retail’ client as defined by section 761G of the Corporations Act
2001 where a Product Disclosure Statement would be required, the retail client should obtain and consider the Product Disclosure Statement relating to the product before making any decision about whether to acquire the product. The UBS
Securities Australia Limited Financial Services Guide is available at: www.ubs.com/ecs-research-fsg. New Zealand: Distributed by UBS New Zealand Ltd. The information and recommendations in this publication are provided for general
information purposes only. To the extent that any such information or recommendations constitute financial advice, they do not take into account any person’s particular financial situation or goals. We recommend that recipients seek advice
specific to their circumstances from their financial advisor. Korea: Distributed in Korea by UBS Securities Pte. Ltd., Seoul Branch. This document may have been edited or contributed to from time to time by affiliates of UBS Securities Pte. Ltd.,
Seoul Branch. Malaysia: This material is authorized to be distributed in Malaysia by UBS Securities Malaysia Sdn. Bhd (Capital Markets Services License No.: CMSL/A0063/2007). This material is intended for professional/institutional clients only
and not for distribution to any retail clients. India: Prepared by UBS Securities India Private Ltd. (Corporate Identity Number U67120MH1996PTC097299) 2/F, 2 North Avenue, Maker Maxity, Bandra Kurla Complex, Bandra (East), Mumbai (India)
400051. Phone: +912261556000. It provides brokerage services bearing SEBI Registration Numbers: NSE (Capital Market Segment): INB230951431, NSE (F&O Segment) INF230951431, NSE (Currency Derivatives Segment) INE230951431, BSE
(Capital Market Segment) INBO10951437; merchant banking services bearing SEBI Registration Number: INM000010809 and Research Analyst services bearing SEBI Registration Number: INHO00001204. UBS AG, its affiliates or subsidiaries may
have debt holdings or positions in the subject Indian company/companies. Within the past 12 months, UBS AG, its affiliates or subsidiaries may have received compensation for non-investment banking securities-related services and/or non-
securities services from the subject Indian company/companies. The subject company/companies may have been a client/clients of UBS AG, its affiliates or subsidiaries during the 12 months preceding the date of distribution of the research
report with respect to investment banking and/or non-investment banking securities-related services and/or non-securities services. With regard to information on associates, please refer to the Annual Report at:
http://www.ubs.com/global/en/about_ubs/investor_relations/annualreporting.html

The disclosures contained in research documents produced by UBS Limited shall be governed by and construed in accordance with English law.

UBS specifically prohibits the redistribution of this document in whole or in part without the written permission of UBS and UBS accepts no liability whatsoever for the actions of third parties in this respect. Images may depict objects or elements
that are protected by third party copyright, trademarks and other intellectual property rights. © UBS 2016. The key symbol and UBS are among the registered and unregistered trademarks of UBS. All rights reserved.
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