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Introduction | Germany

Introduction

The data we retrieved on the German submarkets
supports further positive, albeit decelerated
development of the real estate market. These trends
are reflected in the “all-risk-yields” (“Yields”) which
represent the relationship between the stabilised net
operating income (NOI) and net purchase price.

In addition, we discussed with the participants of this
survey, if they consider deviating from their initial investment
strategy to alternative real estate classes or geographical
locations that differ from their investment profile, to achieve
higher returns in the ongoing low yield environment.

We gather out data by interviewing various types of market
participants, like fund, investment or asset managers.

For an overview of the results and for our approach

and definitions, please refer to respective section.

Germany

Despite the COVID-19 crisis, the interviewed investors were
positive about the German real estate investment market,
which is reflected in further yield compressions.

Compared to the last survey, investors are more willing to
invest in German secondary market location - especially
in office properties. Generally, there is still ongoing yield
compression for offices in Top 7 locations but weaker
compared to B locations and previous years.

The retail market is recovering and showed in Top 7 Cities a
yield compression in 10 bps on average, after we reported
a decrease six months ago. Logistics’ popularity is still
growing, regardless of its location - tenant, remaining lease
term and property size are moving more into focus.

All'in all, office and logistics continue to be the most
attractive German markets.

Germany

Interest rate expectation

13%

13%
Medium
term

Investors’ expectations regarding yields and rent

Will property yields increase
in line with general trend in
interest rates?

18% ’ 87% / 73%

B Decreasing

How will rents develop in
primary locations?

7%

b 47%
47%
° B Increasing
't-;’r’:r? B Stable
B Decreasing
M Up M up
B Stable B Stable

B Decreasing

How will rents develop in
secondary locations?
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Short term

In line with the survey results six
months ago, the majority of the
investors still believe that the short-
term interest rates will remain
stable over the next 12 months.

Medium term

Unlike the expectations 12 months
ago when investors believed that
medium term interest rates will
increase, the majority of the investors
now expect interest rates to remain
stable over the next five years.

Long term

Similar to the results six months
ago, long-term interest rates
are expected to increase.

The majority of investors anticipate
that yields will increase in line with the
expected increase in the interest rates.
In primary locations, more than half

of the investors expect stable rents,
with a tendency towards increasing
rents. In secondary locations, however,
most investors believe that rents will
decrease. Only just a quarter of them
expect rents to remain stable.
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Introduction

The data we retrieved on the Austrian submarkets
supports further positive, albeit decelerated
development of the real estate market. These trends
are reflected in the “all-risk-yields” (“Yields”) which
represent the relationship between the stabilised net
operating income (NOI) and net purchase price.

In addition, we discussed with the participants of this
survey, if they consider deviating from their initial investment
strategy to alternative real estate classes or geographical
locations that differ from their investment profile, to achieve
higher returns in the ongoing low yield environment.

We gather out data by interviewing various types of market
participants, like fund, investment or asset managers.

For an overview of the results and for our approach

and definitions, please refer to respective section.

Austria

In the first half of the year 2020 the real estate market in the
Alpine Republic was inevitably shaken by the COVID-19
crisis. We could perceive that transaction processes
initiated towards the end of 2019 and in Q1 2020 were the
main driver for successful closings in H1 2020 and key for
continuous investment activities on the Austrian real estate
market. Nevertheless, processes were severely delayed by
e.g. travel restrictions, and only since the end of Q2 2020
the market has picked up again. Especially investments in
residential and office real estate.

The retail market continues to be hit hard, being particularly
impacted by containment measures. As for residential in
contrast, stable average yields at about 3.0% with projected
constant level or even decline are forecasted. For office
assets, prime yields are projected to remain at about 3.3%.

Austria

Interest rate expectation

Medium

term

Investors’ expectations regarding yields and rent

83%

17%

Will property yields increase
in line with general trend in
interest rates?

67%

M Up
B Stable
B Decreasing

How will rents develop in
primary locations?

Long
term

33%

¥ Increasing
B Stable
B Decreasing

M Up
B Stable
B Decreasing

How will rents develop in
secondary locations?
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Short term

Similar to the results in H1 2020,

most Austrian investors believe that
interest rates will remain stable in

the coming year. In contrast to the
previous survey, a minority of investors
expect short-term interest rates

to fall, whereas for Vol. 11 nobody
believed further cuts and supported
the probable rise of interest rates.

Medium term

Looking at the medium-term outlook for
the next 5 years, more than 80% of the
investors still believe that interest rates
will remain unchanged. Interestingly,
however, some investors assume that
there may be an increase in the medium
term, contrary to six months ago where
the opposite movement was predicted.

Long term

The majority assumes that interest
rates will remain unchanged beyond a
period of 5 years. Nevertheless, more
than one third of investors expect rising
interest rates over the long term.

6

More than two-thirds of investors assume

that property yields will behave in line
with the general trend in interest rates.
About 80% believe that rents in primary
locations remain stable. In contrast,
about half of the investors expect a
decline in rents for secondary locations.
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Introduction

The data we retrieved on the Swiss submarkets
supports further positive, albeit decelerated
development of the real estate market. These trends
are reflected in the “all-risk-yields” (“Yields”) which
represent the relationship between the stabilised net
operating income (NOI) and net purchase price.

In addition, we discussed with the participants of this
survey, if they consider deviating from their initial investment
strategy to alternative real estate classes or geographical
locations that differ from their investment profile, to achieve
higher returns in the ongoing low yield environment.

We gather out data by interviewing various types of market
participants, like fund, investment or asset managers.

For an overview of the results and for our approach

and definitions, please refer to respective section.

Switzerland

The Swiss residential market has proven highly robust to
the market disruptions caused by COVID-19. Yields in the
core markets have not moved over the past six months
as investors still exhibit a high willingness to pay for this
segment. Not surprisingly, office and retail yields show a
different picture, with increased yields since early March
2020.

Office properties in less-than-core locations are particularly
affected and investors have not yet found a consensus on
how to price in the “new normal”. The upward move on high-
street retail yields was softened by the better than expected
revenues for retailers and the strong long-term beliefs in top-
tier locations.

Switzerland

Interest rate expectation

8%

33% 67%
¥ Increasing
Medium Long
Stable
term term O
B Decreasing
Investors’ expectations regarding yields and rent
17%
M Yes M Up 83% [Vl
58% B W\ B Stable B Stable

B Decreasing B Decreasing

Will property yields increase
in line with general trend in
interest rates?

How will rents develop in
primary locations?

How will rents develop in
secondary locations?
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Short term

Three quarters of our respondents
expect interest rates to remain on
current levels over the course of
one year, while the other quarter
expects them to further decrease.

Medium term

Over the two-to-five-years span,

more than nine out of ten participants
expect stable rates. This is an increase
compared to six months ago, when
three quarters expected rates to
remain flat over the medium term.

Long term

In the 10-year horizon, two thirds

of Swiss investors expect rates to
rise. This result is consistent with the
answers we received in March 2020.

While a majority (69%) of Swiss
investors expected prime rents to
further increase back in March 2020,
this fraction has reduced dramatically
in the six months since. Currently,
only a quarter of respondents still

see upside rent potential, while 58%
expect rents to remain flat and 17%
even expect them to decrease. In
secondary locations, the clear majority
of investors still expects rents to fall.
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Spotlight

Spotlight

Beds and sheds - Everybody’s
darling in times of COVID-197

In the first quarter of this year, when the number of COVID-19
cases in Germany and Europe increased rapidly, many market
participants in the German real estate market estimated that the
asset classes logistics and residential will likely be the winners of
the COVID-19 crisis.

Today, half a year later, these expectations appear to be
confirmed. The interviewed investors state that, along with
logistics, the asset class residential is proving to be very
particularly resilient during the crisis.

The great popularity of residential real estate as an investment
product is reflected in high transaction volumes and further
increases in prices and rents. According to the large brokers, the
Q2’20 and Q3’20 investment volumes in the German residential
investment market are above their respective long-term averages.

Our survey panel cited the following possible reasons for the
continued positive development of rents and prices in the
residential market:

R i 2

4 N
\f

Lower risk of rental loss for residential,
compared to commercial real estate and
thus more stable cash flows.

Al

Continued strong excess demand. For
many years, the demand for residential
space in many cities and regions has
exceeded the limited supply. According
to some investors, the current demand
level is even exceeding the already high
pre-crisis level.

—

%

Shift in focus from retail (except for food
retailer, DIY etc.) and hotels, which were
negatively affected by the crisis. The shift
is further adding to the excess demand.

{a}

More Home office. Some participants of
our survey also indicated that continued
work from home may also be responsible
for increased demand, prices and rents
for residential real estate, especially in
the green belts of large cities and more
rural locations.

PwC Real Estate Investor Survey
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Spotlight

Beds and sheds - Everybody’s
darling in times of COVID-197

PwC Real Estate Investor Survey 10

In connection with the aspect of home office combined with the
decline in commuter movements, market participants think about
the future role and importance of cities. According to the PwC
CEO Panel Survey, the majority of the CEOs (78%) believes that
remote collaboration will be an enduring shift post COVID-19
pandemic and 61% think that the shift towards low-density
workplaces will persist. However, the interviewed CEOs were
divided on the question of the endurance of de-urbanisation. 34%
are of the opinion that de-urbanisation will continue, whereas 38%
state that de-urbanization is only temporary.

The PwC Real Estate Monitor as of September 2020 underlines
the ongoing popularity of residential real estate. The study revealed
that German residential real estate companies are valued higher
than before the crisis. The PwC Real Estate Index for residential
companies clearly outperformed its commercial counterpart over
the last months since the beginning of the COVID-19 crisis in
February 2020.

PwC Real Estate Index. Germany (Jan 2014 - August 2020)

450

400

350

300

250

200

150

100

50
2014 2015 2016

Performance (31 August 2020)

Index YTD 1 Month
Commercial -23,71% 0,2%
Residential 16,37% 8,2%

Source: PwC “Real Estate Monitor”

2017

3 Month

-0,3%
13,7%

416

2018 2019 2020

6 Month 1 Year 2 Year 3 Year 5 Year

-21,0% -16,7% -1,2% 18,0% 68,7%
21,3% 22,4% 5,6% 39,4% 107,2%


https://www.pwc.com/gx/en/ceo-agenda/ceo-panel-survey-emerge-stronger.pdf
https://www.pwc.com/gx/en/ceo-agenda/ceo-panel-survey-emerge-stronger.pdf
https://www.pwc.de/de/real-estate/rem/real-estate-monitor-2020-09.pdf
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Even though the commercial real estate market as a whole
appears to suffer more from the COVID-19 crisis than the
residential real estate market, a differentiated picture emerges
when looking at the individual commercial asset types.

The majority of our interviewed investors were of the opinion that
the run on logistics real estate, which had already existed in pre-
crisis times, has now been further boosted by the Corona crisis.
This is clearly supported by the transaction volumes published by
the brokers and our analysis of logistics returns in section 3.3. of
this report.

The continued growth and importance of e-commerce, food
logistics and local supply during the crisis were cited as the most
frequent reasons for the strong performance of the logistics real
estate market.

However, some investors also emphasised that not all logistics
is the same. Demand is particularly strong for relatively new
properties in the established logistics regions with long term

leases and so-called last-mile logistics assets. This is also
reflected in an average yield compression of 40 bps in survey’s
Top 15 locations.

On the other hand, given the existing supply shortage of

prime logistic assets at the Top 15 logistic locations, some
survey participants assume that investors could focus more on
secondary locations as well as on less core assets which could
lead to future yield compressions for logistic real estate outside
the Top 15 locations.

To sum up, residential and logistic real estate seem to be the
beneficiaries of the COVID-19 crisis in terms of transaction
volume, prices and rents. It remains to see whether this trend from
the last months continues as most of the respondents expect.
Another exciting question is, how sustainable the changes in the
way we live and work due to COVID-19 will be and how this will
affect the future role and significance of our cities.

e
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Germany | Office

Office

Yields in German
Top 7 Cities

0 Hamburg O
2.6% |3.3% | 4.7%

O Dusseldorf e
2.9% | 3.7% | 4.9%

O Cologne e
31%|3.7% | 5.3%

Frankfurt
am Main

2.6% | 3.3% | 4.8%

O

O
Stuttgart

O
00000 2.9% | 3.5% | 4.9%

Minimum yields movement
compared to last six months

Min. % | Average % | Max. %

O Berlin €@

2.3% |3.1% | 4.5%

O Munich 0
2.3% |3.0% | 4.1%

PwC Real Estate Investor Survey 13

Top 7 Cities

Berlin, Munich and Frankfurt continue to be the most expensive

markets for prime office properties with yields of 2.3%, 2.3%, and
2.6%, respectively. These cities also have the highest prime rents:
€43/sgm in Frankfurt, €39/sgm in Berlin and €39/sgm in Munich.

All of the Top 7 Cities continue to experience yield compression,
however with lessened impact on value-add investments (18 bps
on average), but rather in regards to core properties (27 bps on
average) and the core plus sector (59 bps on average).

The yield compressions in Munich, Berlin and Hamburg are
outperforming; core property yields have decreased by 46 bps
for Munich, 31 bps for Berlin and 27 bps for Hamburg, compared
to the results six months ago. Similar developments can be
observed for value-add properties. During the same period under
consideration, core plus properties yields have decreased by 65
bps for Munich and Hamburg each and by 50 bps for Berlin.

The average annual rental growth is 0.7% with Berlin (1.1%),
Cologne and Dusseldorf (0.8% each) in the lead. This is in line
with the development of the slightly decreasing average duration
until re-letting.

e View the graph for Yields ranges and compression on page 17
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Office

Yields in German
Regional Cities

00000

Minimum yields movement
compared to last six months

Min. % | Average % | Max. %

PwC Real Estate Investor Survey 14

Regional Cities

The yield compression in Regional Cities for core properties (6 bps
on average) has resumed. Core-plus and value-add properties
showed higher compression (35 bps and 9 bps respectively).

The most preferred Regional City is Bonn with the lowest yields
for core properties of 3.8%, 4.6% for core-plus and 5.9% for

value-add properties. Bonn also shows the highest prime rent of
€22/sgm.

The highest yield compressions are observed in Magdeburg

(7 bps in core, 63 bps in core-plus and 65 bps in value-add
properties) and Mainz-Wiesbaden (13 bps in core, 38 bps in core-
plus and 41 bps in value-add properties).

e View the graph for Yields ranges and compression on page 17
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Office

Yields in German

Regions

00000

Minimum yields movement
compared to last six months

Min. % | Average % | Max. %

North Rhine- e

Westphalia
4.6% | 5.6% | 7.2%

©

Rhineland-P.
& Saarland
5.4% |6.1% | 7.5%

o

South of Hesse
& BaWue
41% |5.0% | 6.4%

5.0% | 5.9% | 7.3%

Lower Saxony &
Schleswig-Holstein

o
©

M-WP. & Sax.-A
& Brandenburg
51% |6.1% | 7.8%

©

North of Hesse
& Thu. & Sax
5.2% |6.2% | 7.7%

©

Bavaria
4.2% | 5.3% | 6.6%
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Regions

Investors’ interest in Regions has increased. The increased yield
compression compared to the results six underlines this. On
average, the Regions have experienced a yield compression for
core, core-plus and value-add properties of 11 bps, 18 bps and
15 bps, respectively.

South of Hesse and Baden-Wuerttemberg are again the most
expensive regions with 4.1% for core properties, 5.0% for core-
plus properties and 6.4% for value-add properties. In comparison,
Bavaria offers 4.2% for core properties, 5.3% for core-plus
properties and 6.6% for value-add properties.

e View the graph for Yields ranges and compression on page 17
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Expected 5-year
yield development

Top 7 Cities
© Sstuttgart
© Frankfurt am Main © Dusseldorf
Prime rent Granted rentfree period Duration until reletting Extension Annual market
(in EUR/m?/month) (Med. in months) (Med. in months) probability rent growth rate
Top 7 Cities Med. Med. Dev. Med. Dev. Med. Dev. Med. Dev.
Lett 18] g Berlin 39 2 0 3 [>) 78% o 1.1% o
_t Dusseldorf 27 3 © 5 (v ) 68% (V) 0.8% o
para I I e e rS Frankfurt am Main 43 4 () 4 o 69% o 0.5% o
S Hamburg 30 4 Q 4 (v ) 68% (V) 0.6% (V)
Top 7 Cities Cologne 25 4 © 5 () 69% o 0.8% o
Munich 39 2 (7] 3 o 77% o 0.6% o
Stuttgart 25 3 Q 4 © 69% (V) 0.2% o
O <1% O 1.0%t0-025% @ -025%1t0025% @ 025%t01.0% @ >1.0%

Compared to six months ago (majority of responses)
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Yields ranges and
compression

Top 7 Cities

Regional Cities

Regions

Berlin
Dusseldorf
Frankfurt am Main
Hamburg
Cologne
Munich
Stuttgart
Bonn
Bremen
Dortmund
Dresden
Duisburg
Erfurt

Essen
Karlsruhe
Hannover
Leipzig
Magdeburg
Mainz-Wiesbaden
Nuremberg
Rhine-Neckar

Lower Saxony & Schleswig-Holstein

Macklenburg-West Pomerania
& Saxony-Anhalt & Brandenburg

Saxony & Thuringia & North of Hesse
North Rhine-Westphalia
Rhineland-Palatinate & Saarland

South of Hesse & Baden-Wuerttemberg

Bavaria

Min%
2.3%
2.9%
2.6%
2.6%
3.1%
2.3%
2.9%
3.8%
4.3%
4.5%
4.3%
4.9%
4.8%
4.4%
4.3%
4.0%
4.1%
5.3%
3.9%
3.9%
4.3%
5.0%
51%
5.2%
4.6%
5.4%
4.1%

4.2%

3.1%

Average % ‘ Six months ago

3.7%

3.3%

3.3%

3.0%

3.7%

3.5%

4.6%

5.2%

5.1%

5.0%

5.6%

5.5%

5.2%

4.9%

4.8%

4.7%

6.

3
X

4.8%

4.7%

4.9%

6.2%

6.3%

5.6%

6.4%

5.4%

5.5%

Max%

4.5%
4.9%
4.8%
4.7%
5.3%
4.1%
4.9%
5.9%
6.3%
6.5%
6.6%
7.2%
6.7%
6.4%
6.2%
5.9%
6.5%
7.4%
6.0%
6.1%
6.4%
7.3%
7.8%
7.7%
7.2%
7.5%
6.4%

6.6%

PwC Real Estate Investor Survey 17

Min yields compression over six months

-0.3%
-0.2%
-0.3%
-0.3%
-0.1%
-0.5%
-0.2%
-0.1%
-0.1%

0.0%
-0.1%
-0.2%
-0.1%
-0.1%

0.0%
-0.1%

0.0%
-0.1%
-0.1%

0.0%

0.0%
-0.1%

0.0%
-0.1%

0.0%
-0.1%
-0.3%

-0.2%
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Retail | High Street

Yields in German
Top 7 Cities

00000

Minimum yields movement
compared to last six months

Min. % | Average % | Max. %

e Hamburg O
3.0% | 3.6% | 4.4%

O Berlin @

3.0% | 8.9% | 4.7%

O Dusseldorf e
3.2% |3.7% | 4.7%

O Cologne e
3.2% |3.8% | 4.7%

Frankfurt
am Main

2.9% | 3.5% | 4.5%

O

O
Stuttgart

o

O Munich
3.0% | 3.6% | 4.2% o

2.6% |3.1% | 4.0%

PwC Real Estate Investor Survey 18

Top 7 Cities

Core retail properties at the Top 7 Cities had a compression in
yields of 11 bps on average, thereby continuing the trend over the
last six months ago. The highest yield compression was observed
in Stuttgart (28 bps) followed by Frankfurt and Munich (14 bps).

Core-plus and value-add properties showed yield compressions
of 17 bps on average each. The highest yield compression took
place in Munich for core-plus (32 bps) and again in Stuttgart for
value-add (39 bps).

Munich is the most expensive Top 7 City with the lowest yields
across all risk classes; core (2.6%), core-plus (3.1%) and value-
add (4.2%).

The annual market rental growth rate continued to fall to -0.6%
on average (vs. 0.4% six months ago). Berlin had the highest rent
decrease of -2.1% followed by Frankfurt with -1.0%.

The prime rent was the highest again in Munich (€333/sgm)
followed by Frankfurt (€292/sgm) and Hamburg (€284/sgm).

e View the graph for Yields ranges and compression on page 22
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Retail | High Street

Yields in German
Regional Cities

00000

Minimum yields movement
compared to last six months

Min. % | Average % | Max. %

PwC Real Estate Investor Survey 19

Regional Cities

Almost all the Regional Cities have experienced a decrease in
yields across all risk classes. On average, the core properties
yields have decreased by 36 bps, core-plus by 33 bps, and value-
add by 23 bps.

Bonn, Karlsruhe, Nuremberg and Rhine Neckar are the most
expensive cities among the Regional Cities with a yield of 3.6% for
core properties.

Despite all the negative reports, investors still expected a slight
annual market rent growth of 0.7% on average in the Regional
Cities during this period.

e View the graph for Yields ranges and compression on page 22
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Reta i I | H ig h St reet 4.8% | 5.5% | 7.0% Regions

Lower Saxony & In contrast to the Top Cities and the Regional Cities, the Regions’
. . Schleswig-Holstein core-plus and value-add properties have experienced an increase
Y|e|dS IN German (7] in yields of 20 bps and 40 bps respectively. On the other hand,

: core properties remain relatively stable with a slightly yield
Reg IONS compression of 1 bp.

©

M-WP & Sax.-A In terms of annual market rent growth, a slight increase of 0.4%
& Brandenburg on average is expected in the Regions.
5.0% | 6.0% | 7.6%

North Rhine- o

Westphalia
4.8% |5.6% | 7.2% e
North of Hesse
& Thu. & Sax

5.0% | 5.8% | 7.4%

Rhineland-P.

& Saarland

49% |5.7% | 7.1% e
Bavaria
4.3% |5.1% | 6.3%

Minimum yields movement

compared to last six months South of Hesse

& BaWue
Min. % | Average % | Max. % 4.4% |5.3% | 6.6% e View the graph for Yields ranges and compression on page 22
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Expected 5-year
yield development

Top 7 Cities

© Berlin © Stuttgart

© Frankfurt am Main ©® Dusseldorf
Prime rent Granted rentfree period Duration until reletting Extension Annual market
(in EUR/m?/month) (Med. in months) (Med. in months) probability rent growth rate
Top 7 Cities Med. Med. Dev. Med. Dev. Med. Dev. Med. Dev.
Lett 18] g Berlin 260 4 () 7 (1) 68% () 2.1% ©
_t Dusseldorf 279 5 (1) 9 (1) 60% o -0.1% o
para I l e e rS Frankfurt am Main 292 5 0 9 O 60% 0 -1.0% o
S Hamburg 284 5 (1) 8 (1) 66% (1) -0.1% [~ )
Top 7 Cities Cologne 253 5 () 9 () 56% o -0.2% o
Munich 333 4 (1) 8 (1) 68% (1) -0.5% (V)
Stuttgart 247 5 (1) 8 (1) 60% (V) -0.3% [~ )
O <1% O 1.0%t0-025% @ -025%1t0025% @ 025%t01.0% @ >1.0%

Compared to six months ago (majority of responses)
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Yields ranges and
compression

Top 7 Cities

Regional Cities

Regions

Berlin
Dusseldorf
Frankfurt am Main
Hamburg
Cologne
Munich
Stuttgart
Bonn
Bremen
Dortmund
Dresden
Duisburg
Erfurt

Essen
Karlsruhe
Hannover
Leipzig
Magdeburg
Mainz-Wiesbaden
Nuremberg
Rhine-Neckar

Lower Saxony & Schleswig-Holstein

Macklenburg-West Pomerania
& Saxony-Anhalt & Brandenburg

Saxony & Thuringia & North of Hesse
North Rhine-Westphalia
Rhineland-Palatinate & Saarland

South of Hesse & Baden-Wuerttemberg

Bavaria

Min%
3.0%
3.2%
2.9%
3.0%
3.2%
2.6%
3.0%
3.6%
3.9%
3.9%
3.8%
4.5%
4.2%
4.0%
3.6%
3.7%
3.8%
4.7%
3.8%
3.6%
3.6%
4.8%
5.0%
5.0%
4.8%
4.9%
4.4%

4.3%

Average % ‘ Six months ago

.9%

()

t\g [~
® w

®

>

L]

W
2
>

©

%
. ’
- — _ -
I . ;
[4,] [$,] -
2 e - .
= B - -

3.1%

3.6%

4.4%

4.8%

4.7%

4.5%

1%

4.8%

4.7%

4.4%

4.3%

4.5%

5.3%

4.4%

4.3%

4.2%

5.5%

6.0%

.8%

5.3%

5.1%

Max%

4.7%
4.7%
4.5%
4.4%
4.7%
4.0%
4.2%
5.4%
5.6%
5.6%
5.5%
6.2%
5.8%
5.5%
5.2%
5.1%
5.4%
6.4%
5.2%
5.0%
5.0%
7.0%
7.6%
7.4%
7.2%
7.1%
6.6%

6.3%
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Min yields compression over six months

0.1%

0.0%
-0.2%
-0.1%
-0.1%
-0.2%
-0.3%
-0.3%
-0.4%
-0.2%
-0.2%
-0.7%
-0.2%
-0.4%
-0.5%
-0.2%
-0.1%
-0.6%
-0.4%
-0.3%
-0.5%

0.1%
-0.1%
-0.1%

0.1%
-0.1%

0.0%

-0.1%



Germany | Retail Non-High Street

Retail |
Non-High Street

Almost all non-high street retail asset
classes have experienced compression
- only out-of-town shopping centers
showed restrained development. The
highest compressions were recorded for
supermarkets (48 bps) and retail parks
(32 bps).

Investors only expect negative growth in
annual rental for out-of-town shopping
centers with 180 bps. Similar to the
expectation of six months ago, the
strongest rental growth is expected for
supermarkets (130 bps) and retail parks
(50 bps).
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Expected 5-year
yield development

© Supermarket © DIY-Store

Prime rent Granted rentfree period Duration until reletting Extension Annual market
(in EUR/m?/month) (Med. in months) (Med. in months) probability rent growth rate

Yi e | d S a n d | ett i n g Top 7 Cities Min. Med. Max. Med. Med. Dev. Med. Dev. Med. Dev. Med. Dev.

All-risk-yield

p a r a m e-t e rs Out-of-town Shopping Center 45% 54% 6.6% 25 6 (1) 12 (1) 50% (1) -1.8% o
Retail Park 38% 46% 6.1% 22 3 (1) 10 (1) 83% (1) 0.5% ©

Supermarket 40%  49%  6.3% 24 2 (V) 9 (1) 85% (1) 1.3% (7]

DIY-Store 53% 62% 7.6% - - (V) 12 (1) 75% (1) 0.2% (7]

O <1% O 1.0%t0-025% @ -025%1t0025% @ 025%t01.0% @ >1.0%

Compared to six months ago (majority of responses)




Germany | Logistics

Logistics

Yields in German
Top 15 Locations

00000

Minimum, average and
maximum yields movement
compared to last six months

Min. % | Average % | Max. %

O Hamburg

© 00O

O 3.6% | 4.6% |6.1%
Bremen/
North Sea Ports
O 0O L Bort
41% | 5.2% | 6.4% B over/ eriin
Brunswick 0 0 0
Rhine-Ruhr o 0 0 3.5% [4.6%|6.1%
0 0 0 41% |5.2% | 6.5%
3.9% | 5.0% | 6.6%
O
O Dortmund O Halle/Leipzig
O 00O O Kassel/Géttingen © 00
O 0, ) 0,
4.0% | 5.3% | 6.6% O O 0O 4.1% | 5.2% | 6.6%
Dusseldorf/Cologne 4.3% | 5.4% | 6.5%
O 0O
3.8% | 4.9% | 6.2%
Rhine-Main/
Frankfurt
O 0O
3.6% |4.5% | 5.6%
@)
Nuremberg
OO 0O

Stuttgart O

© 0O

3.8% | 4.8% |6.1%

4.2%|5.1% | 6.2%
O Regensburg/Passau

©O 090

Ulm 4.2%|54% |7.1%

O O O o wunien
4.3% | 5.3% | 6.4% O 0 O

3.5% | 4.4% | 5.5%
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Top 15 Locations

Logistics is and remains the measure of all things - as the lurid title
of our spotlight suggests. It asserted itself as a strong asset class
in times of COVID-19 and its popularity is continuously growing.

Yield compression continues for core properties with 40

bps compared to only 1 bp six months ago. The strongest
compression shows Regensburg/Passau (62 bps) followed by
Ulm (55 bps) and Kassel/Gottingen (53 bps). Munich and Berlin
as well as Rhine-Main/Frankfurt and Hamburg are the most
expensive locations, with a 3.5% and 3.6% vyield.

We observed also high yield compressions in core-plus and value-
add properties amounting to 55 bps and 49 bps respectively.

Investors expect the five years yield to come under further
pressure and assume a higher annual rent growth especially in
small locations (3.6%) compared to the results six months ago
(1.6%).

e View the graph for Yields ranges and compression on page 28
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LOg iSti CS Small Locations

In contrast to six months, yield compression at Small Locations
. . has not stopped. Yields have decreased for core, core plus
Yle|dS IN German and value-add properties with 26 bps, 58 bps and 30 bps

submarkets respectively,

Investors expect a higher annual rental growth (3.6%) compared
to the result six months ago (1.6%).

Rest of Germany

The Rest of Germany shows no yield compression for core
properties. However, we observed yield compressions for core
plus properties amounting to 13 bps and 63 bps for value-add

properties.
Rest German
5.3% | 6.0% | 7.7% / Investors expect stronger annual rental growth for the Rest
© 00 Germany of 6.3% compared to the Small Locations (3.6%).
00000

Minimum, average and
maximum yields movement
compared to last six months

Min. % | Average % | Max. % e View the graph for Yields ranges and compression on page 28
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Expected 5-year
yield development

- -
L LT )

© Top 15 Locations © Small Locations ©® Rest Germany
. Prime rent Granted rentfree period Duration until reletting Extension Annual market
Lettl n g (in EUR/m?/month) (Med. in months) (Med. in months) probability rent growth rate
't Med. Med. Dev. Med. Dev. Med. Dev. Med. Dev.
para I I e rS Top 15 Locations 6 3 (7] 6 (1) 73% o 1.2% (7]
Small Locations 5 4 o 5 (V) 70% (1) 3.6% (7]
Rest Germany 6 5 © 6 (V) 70% (1) 6.3% ©

O <1% O 1.0%t0-025% @ -025%1t0025% @ 025%t01.0% @ >1.0%

Compared to six months ago (majority of responses)




Germany | Logistics

Yields ranges and
compression

Top 15 Locations

Small Locations
|

Rest Germany

Hamburg

Munich
Rhein-Main/Frankfurt
Berlin

Dusseldorf/Koln
Stuttgart
Hannover/Braunschweig
Halle/Leipzig
Bremen/Nordseehafen
Rhein-Ruhr

Dortmund

Nuremberg
Kassel/Gottingen
Regensburg/Passau
Ulm

Small locations

Rest Germany

Min%
3.6%
3.5%
3.6%
3.5%
3.8%
3.8%
4.1%
4.1%
4.1%
3.9%
4.0%
4.2%
4.3%
4.2%
4.3%
5.0%

5.3%

Average % ‘ Six months ago

4.6%

4.4%

4.5%

4.6%

4.9%

4.8%

5.2%

5.2%

5.2%

5.0%

5.3%

5.1

5.4%

(3}

X
3
=
la’ .
R
O\ I I

5.3%

6.0%

Max%

6.1%
5.5%
5.6%
6.1%
6.2%
6.1%
6.5%
6.6%
6.4%
6.6%
6.6%
6.2%
6.5%
7.1%
6.4%
7.2%

7.7%
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Min yields compression over six months*

-0.3%
-0.3%
-0.3%
-0.4%
-0.3%
-0.3%
-0.3%
-0.4%
-0.5%
-0.4%
-0.4%
-0.3%
-0.5%
-0.6%
-0.6%
-0.2%

0.0%
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NOI leakage

Office

0% 2% 4% 6% 8% 10% 12% 14% 16% 18% 20%

Min 5.0% Avg 8.3% Max 12.0%

Retail

0% 2% 4% 6% 8% 10% 12% 14% 16% 18% 20%

Min 7% Avg 10.0% Max 15.0%
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Ustria

Residential 31 Retail 38

Office 35 NOI Analysis 43
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Top 5 Cities

Residential has proven itself as the most robust asset class

Residential
in Austria with regard to the impact on real estate caused by

Y|e|dS 1N AU St”an COVID-19. Prime rents in Vienna, Innsbruck and Salzburg

"y remained stable and as investment locations continue to be the

Top 5 C Itles most expensive markets for prime residential properties with
average minimum vyields of 2.6%, 3%, and 3% respectively. These
cities also have the highest prime rents in the country of €17/sgm
in Vienna, €16/sgm in Innsbruck and €15/sgm in Salzburg. Prime
purchase prices assigned to these cities in the same order within
the residential sector range around €14,650/sgm, €9,500/sgm

o Linz @ and €9,000/sgm.

3.2% | 3.5% | 3.8% , . .
O Vienna Q Compared to the H1 2020 results the Austrian capital
2.6% |2.9% | 3.3% demonstrates a yield compression of 15 bps, whereas Graz 20
bps and Linz and Salzburg both with 3 bps. With regard to a
preferred investment location, the majority of investors generally
O Salzburg e commit themselves to residential investments in Vienna.
3.0% | 3.3% | 3.6%

The annual market rent growth rate is expected to be at 0.8% in
Vienna and regarding Linz, Graz, Salzburg and Innsbruck to be
at only 0.3%. Looking at the five-year development, yields for all
Top 5 Cities in Austria are forecasted to remain stable with an

O Innsbruck e ) , ; . )
exception as of Vienna with a slight decline forecasted.

3.0% |3.1% | 3.3%

O Graz 9

3.3% | 3.4% | 3.6%

00000

Minimum yields movement
compared to last six months

e View the graph for Yields ranges and compression on page 34

Min. % | Average % | Max. %




Austria | Residential

Residential

Yields in Austrian
Regions

Data from six months ago

Vorarlberg

3.2% |3.7% | 4.2%
Tyrol

3.2% |3.7% | 4.1%

Min. % | Average % | Max. %

Upper Austria
3.5% | 4.0% | 4.5%

Styria
Salzburg 3.5% | 4.3% | 5.0%
3.3% | 3.8% | 4.3%

Carinthia
4.5% | 5.3% | 6.0%

Lower Austria
3.8% |4.4% | 5.0%

Burgenland
5.0% | 5.5% | 6.0%
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Regions

In comparison to the yields in the city centres, it is mainly the
(winter) tourism regions that lead the list of the most sought-after
regions. The average minimum yields for properties not located

in the Top Cities are between 3.2% and 3.3% in Salzburg, Tyrol
and Vorarlberg. Styria, Lower Austria and Upper Austria are in the
middle range with 3.5% to 3.8%. Carinthia and Burgenland close
the list with 4.5% and 5% respectively.

e View the graph for Yields ranges and compression on page 34
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Expected 5-year
yield development

Top 5 Cities

© Ssalzburg © Innsbruck

Prime rent Prime purchase price Annual market
(in EUR/m?/month) (in EUR/m?) rent growth rate

Lett i n g p a ra m et e rS Med. Dev. Med. Dev. Med. Dev.

& O-t h er K F) I ) S Vienna 17 o 14,650 o 0.8% o
Graz 13 (1) 5,500 (V) 0.3% ©
Linz 14 6,167 0.3%

Top 7 Cities ° © ©
Salzburg 15 (1) 9,000 () 0.3% ()
Innsbruck 16 (4 ) 9,500 () 0.3% ©

O <1% O 1.0%t0-025% @ -025%1t0025% @ 025%t01.0% @ >1.0%

Compared to six months ago (majority of responses)
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Yields ranges and
compression

Top 5 Cities

Regions
|

Vienna

Graz

Linz

Salzburg
Innsbruck
Lower Austria
Upper Austria
Salzburg (Land)
Tyrol

Styria
Carinthia
Vorarlberg

Burgenland

Min%
2.6%
3.3%
3.2%
3.0%
3.0%
3.8%
3.5%
3.3%
3.2%
3.5%
4.5%
3.2%

5.0%

3.1%

Average % ‘ Six months ago

3.5%

3.3%

!

ong A

Max%

3.3%
3.6%
3.8%
3.6%
3.3%
5.0%
4.5%
4.3%
4.1%
5.0%
6.0%
4.2%

6.0%
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Min yields compression over six months*

-0.2%
-0.2%
-0.0%
-0.0%

0.1%
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Oﬁi c e Top 5 Cities

Divergent to the residential market and as expected, the office
market reflects the COVID-19 impacts slightly stronger, whereby

Yle|dS IN AU Strlan the increase in yields is fairly moderate. As expected, Vienna is the

"y top office market with a minimum vyield of 3.1% and an average
TOp 5 C Itles prime rent of €25/sgm. Followed by the other primary office

investment locations led by Innsbruck and Salzburg with yields of
3.7% to 4% and prime rents of €15/sgm to €16/sgm respectively.
Nevertheless, the main geographical focus in the office market as
well as in other classes of use is almost exclusively on Vienna.

o Linz @ Looking at the development of minimum yields between the
4.4% | 5.3% | 5.8% previous survey in H1 2020 and the current one as for H2 2020,
O Vienna Q the strongest increase can be observed for Linz, Innsbruck

3.1% | 4.0% | 4.9% and Graz between 15 and 35 bps. Nevertheless, the expected
average annual rental growth in the top 5 cities is 1.1%, with
growth of 1.5% expected for Linz, as well as Graz and Salzburg

O Salzburg @) following with 1.3% and 1.2%.

4.0% | 5.0% |5.8% . . .
The main focus will continue to be on core and core plus

segments and the demand for office spaces will furthermore
prevail especially in Vienna, as the completion of new
developments in this asset class has reached its bottom level in

O Innsbruck e . :
the previous period.

3.7% | 4.4% | 4.7%

O Graz o

4.7% |5.3% |6.2%

00000

Minimum yields movement
compared to last six months

e View the graph for Yields ranges and compression on page 37

Min. % | Average % | Max. %
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Expected 5-year
yield development

Top 5 Cities

© Ssalzburg © Innsbruck

Prime rent Granted rentfree period Duration until reletting Extension Annual market
(in EUR/m?/month) (Med. in months) (Med. in months) probability rent growth rate

Lett I n g Top 5 Cities Med. Med. Dev. Med. Dev. Med. Dev. Med. Dev.

p a ra m e-t e rS Vienna 25 6 (4] 7 (4] 65% () 0.4% ()
Graz 14 5 (V) 6 o 80% (1) 1.3% ©
o Linz 14 5 (4] 6 o 80% (1) 1.5% ©

Top 5 Cities
Salzburg 15 5 (4] 6 (4] 80% () 1.2% ()
Innsbruck 16 4 (V) 6 () 80% (1) 1.0% o

O <1% O 1.0%t0-025% @ -025%1t0025% @ 025%t01.0% @ >1.0%

Compared to six months ago (majority of responses)
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Yields ranges and
compression

Top 5 Cities

Vienna

Graz

Linz

Salzburg

Innsbruck

Min%
3.1%
4.7%
4.4%
4.0%

3.7%

Average % ‘ Six months ago ‘

4.0%

5.3%
5.3%
5.2%

° _

Max%

4.9%
6.2%
5.8%
5.8%

4.7%
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Min yields compression over six months

0.4%
0.2%
0.2%
0.2%

0.2%
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Retail | High Street

Yields in Austrian
Top 5 Cities

O Innsbruck e
3.0% | 4.0% | 5.0%

00000

Minimum yields movement
compared to last six months

Min. % | Average % | Max. %

O Salzburg 0
2.8% | 3.8% | 4.7%

o Linz @

3.8% | 5.2% | 5.8%

O Vienna e

O Graz o

4.0% | 5.8% | 6.2%

2.7% | 4.1% | 5.3%
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Top 5 Cities

The market that has shown the greatest sensitivity as of the
COVID-19 disruptions in the last six months is reflected in high-
street retail by the increase of yields of an average of 25 bps.
Vienna, as expected, is the top retail market with a minimum
yield of 2.7% (+20 bps) and an average prime rent of €330/sgm.
Followed by Salzburg and Innsbruck with minimum yields of 2.8%
(+30 bps) and 3.0% (+20 bps) at average prime rents of €280/
sgm, and €270/sgm respectively. Linz and Graz are somewhat
behind with yields of 3.8% (+30 bps) and 4.0% (+15 bps) and
an analogue prime rent of €130/sgm and €155/sgm accordingly.
Nevertheless, the main geographical focus in the retail market as
well as in other classes of use is almost exclusively on Vienna.

The expected average annual rental growth in the top 5 cities for
high-street retail is expected to be at 0.0%.

Only the Top 5 Cities were covered, as the investment activities of
the participants are not significantly present in the Regions.

e View the graph for Yields ranges and compression on page 40
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Expected 5-year
yield development

Top 5 Cities

© Ssalzburg © Innsbruck

Prime rent Granted rentfree period Duration until reletting Extension Annual market
(in EUR/m?/month) (Med. in months) (Med. in months) probability rent growth rate

Lett I n g Top 5 Cities Med. Med. Dev. Med. Dev. Med. Dev. Med. Dev.

param e-te rS Vienna 330 2 (4] 12 (4] 50% (] 0.0% (4]
Graz 155 2 (V) 12 (V) 50% (1) 0.0% (1)
o Linz 130 2 (4] 12 (1) 50% () 0.0% (V)

Top 5 Cities
Salzburg 280 2 (4] 12 (4] 50% (] 0.0% (4]
Innsbruck 270 2 (V) 12 (1) 50% () 0.0% (V)

O <1% O 1.0%t0-025% @ -025%1t0025% @ 025%t01.0% @ >1.0%

Compared to six months ago (majority of responses)
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Yields ranges and
compression

Top 5 Cities

Vienna

Graz

Linz

Salzburg

Innsbruck

Min%
2.7%
4.0%
3.8%
2.8%

3.0%

Average % ‘ Six months ago ‘

. 5.2%
] 4.0%

Max%

5.3%
6.2%
5.8%
4.7%

5.0%
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Min yields compression over six months

0.3%
0.3%
0.2%
0.2%

0.2%



Austria | Retail Non-High Street

Retail |
Non-High Street

Apart from high-street retail, yields in
the non-high street retail sector are

at a minimum between 4.2% and
5.5%. Out-of-town shopping centers
and supermarkets have the lowest
yields at 4.2% and 4.5% respectively,
while the yields of retail parks and DIY
stores range between 4.8% and 5.5%.
Investors expect an average growth in
the annual rent for the non-high street
retail sector of 0.7%.
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Expected 5-year
yield development

€@ Supermarket © DIY-Store

Prime rent Granted rentfree period Duration until reletting Extension Annual market
(in EUR/m?/month) (Med. in months) (Med. in months) probability rent growth rate

Yi e | d S a n d | ett i n g Top 7 Cities Min. Med. Max. Med. Med. Dev. Med. Dev. Med. Dev. Med. Dev.

All-risk-yield

p a r a m e-t e rS Out-of-town Shopping Center 42%  5.0% 6.5% 230 3 © 5 (V) 80% (1) 0.3% (V)
Retail Park 48% 59% 6.5% 37 3 (4] 4 (4] 75% (1) 0.5% o

Supermarket 45% 57% 6.8% 17 3 (4] 6 (4] 75% (1) 1.0% (1)

DIY-Store 55% 6.5% 7.5% 12 3 (V) 4 (V) 80% (1) 1.0% @

O <1% O 1.0%t0-025% @ -025%1t0025% @ 025%t01.0% @ >1.0%

Compared to six months ago (majority of responses)
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NOI leakage

Office

0% 2% 4% 6% 8% 10% 12% 14% 16%

Min Avg Max
0.0% 2.67% 10.0%

Retail

0% 2% 4% 6% 8% 10% 12% 14% 16%

Min Avg Max
3.5% 6.5% 8.5%

18%

18%

20%

20%
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Switzerlano

Residential 45 Retall 55

Office 50 NOI Analysis 62




Switzerland | Residential PwC Real Estate Investor Survey 45

Residential Top 9 Cities

Residential yields in Switzerland prove highly robust to the market

. . . disruptions caused by COVID-19. Yields in the country’s nine
Yields in Swiss

largest cities have virtually not moved over the past six months.

"4 Core yields remain at 2.0% in Zurich, 2.2% in Geneva and 2.5% in
Top 9 Cltles Basel, Berne and Lausanne.

The only exception to this is the city of Lugano. As the major
city in Ticino, the region that has been hit hardest by the crisis,

O Basel Q O Winterthur e Lugano sees its core and average yields rise by 20 bps each.

o) 0, o)
2.5% |3.0% | 3.5% 2.6% | 3.0% | 3.7%

O St. Gallen e
O Zurich e 3.0% | 3.2% | 4.0%
2.0% | 2.5% | 3.0%
O Lucerne e
2.6% |3.0% | 3.7%
e Berne O d d ’
2.5% |3.0% | 3.5%
O Lausanne e
25% |2.8% |3.4%
O Geneva e
2.2%|2.7% |3.2%
O Lugano o

3.0% | 3.4% | 4.0%

00000

Minimum yields movement
compared to last six months

Min. % | Average % | Max. % e View the graph for Yields ranges and compression on page 49
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Residential

Yields in Swiss
Regions

©

Lake Geneva
2.7% |3.1% | 3.6%

00000

Minimum yields movement
compared to last six months

Min. % | Average % | Max. %

©

Mitteland
3.2% | 3.6% | 4.5%

o

Zurich
e 2.7% | 3.2% | 4.0%
Northwestern
Switzerland

2.9% | 3.5% | 4.2%

(7]

Central
Switzerland
3.0% | 3.4% | 4.0%

©

Southern
Switzerland
3.2% | 3.9%| 4.5%

Eastern
Switzerland
3.2% | 3.8% | 4.5%

o

Alpine Region
3.4% | 4.0% | 4.6%
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Regions

Outside the big cities, investors see increasing yields for prime
properties in Greater Zurich and Central Switzerland, and for the
value-add segment in Southern Switzerland. Meanwhile, the Lake
Geneva Region, the Alpine Region and the Mittelland experienced
slightly decreasing yields in the core and average segment.

e View the graph for Yields ranges and compression on page 49
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Expected 5-year
yield development

Top 9 Cities

© Lucerne © st. Gallen

O <1% O 1.0%t0-025% @ -025%1t0025% @ 025%t01.0% @ >1.0%

Compared to six months ago (majority of responses)
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Lettl n Granted rentfree period (Med. in Duration until reletting Annual market
months) (Med. in months) rent growth rate
p aram et ers Med. Dev. Med. Dev. Med. Dev.
Zurich 0 © 1 © 0.0% (-]
o Geneva 0 1 0.0%
Top 9 Cities © © ° ©
Basel 0 (->) 1 © 0.0% (->)
Berne 0 (> 2 © 0.0% (-]
Lausanne 0 () 1 () 0.0% ()
Winterthur 0 © 2 © 0.0% ©
Lucerne 0 © 2 © 0.0% ©
St.Gallen 0 () 3 () 0.0% ()
Lugano 0 © 3 o 0.0% ©

O <1% O 1.0%t0-025% @ -025%1t0025% @ 025%t01.0% @ >1.0%

Compared to six months ago (majority of responses)
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Yields ranges and
compression

Top 9 Cities

Regions
I

Zurich

Geneva

Basel

Berne

Lausanne

Winterthur

Lucerne

St. Gallen

Lugano

Zurich

Northwestern Switzerland
Central Switzerland
Eastern Switzerland
Southern Switzerland
Alpine Region

Lake Geneva

Mittelland

Min%
2.0%
2.2%
2.5%
2.5%
2.5%
2.6%
2.6%
3.0%
3.0%
2.7%
2.9%
3.0%
3.2%
3.2%
3.4%
2.7%

3.2%

Average % ‘ Six months ago

2.5%

2.7%

3.0%

3.0%

2.8%

3.0%

3.0%

3.1

3.2%

3.4%

3.5%

3.4%

3.8%

3

4.0%

I
—
®
[
L —
8 ¢
3 ___|
L |
L |

R
» Ml
2
X

Max%

3.0%
3.2%
3.5%
3.5%
3.4%
3.7%
3.7%
4.0%
4.0%
4.0%
4.2%
4.0%
4.5%
4.5%
4.6%
3.6%

4.5%
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Min yields compression over six months

0.0%
-0.1%
0.0%
-0.1%
0.0%
-0.1%
-0.1%
0.0%
0.2%
0.1%
-0.1%
0.2%
0.0%
-0.1%
-0.4%
-0.1%

-0.1%
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Oﬁi c e Top 9 Cities

While the Swiss residential yields remained stable over the past

. . . six months, office yields clearly reflect the effects of the COVID-19
Y|e|dS IN SWISS crisis. Amid expectations of a faltering demand for office spaces,
"4 core and average Yields in Zurich and Geneva increased between
Top 9 C |t|eS 10 and 20 bps. After reaching the lowest levels recorded

since inception of this survey in March 2020, the core yields
in Switzerland’s two largest cities are now at 2.3% and 2.5%,

respectively.
O Basel Q O WinterthurO , : :
2.7% | 3.4% | 4.2% 2.8% | 3.2% | 4.0% Even more pronounced was the move in core yields in Lausanne,
O St. Gallen @ Winterthur and Lugano (+20 to 30 bps) and especially St.
O Zurich @) 3.0% | 3.7% | 4.4% Gallen (+40 bps). In Basel and Berne, the core segment remains

2.3% | 3.0% | 3.8% unaffected, but yields on average properties increased by a

significant 25 to 30 bps. The only city that saw no changes in
O Zug e yields over the past six months is Zug. Core office yields in Central
2.5% |3.1% | 3.9% Switzerland’s business hub remain at 2.5%.

e Berne O

2.7% | 3.4% | 4.1%

O Lausanne o
2.5% | 3.2% | 4.0%

O Geneva o
2.5%|3.1% |3.9%

O Lugano o
3.0% |3.5% | 4.1%

00000

Minimum yields movement
compared to last six months

Min. % | Average % | Max. % e View the graph for Yields ranges and compression on page 54




Switzerland | Office

Office

Yields in Swiss
Regions

o

Lake Geneva
3.5% | 4.0% | 4.7%

00000

Minimum yields movement
compared to last six months

Min. % | Average % | Max. %

o

Mitteland
3.8% |4.5% | 5.2%

o

Zurich
Q 3.3% | 3.6% | 4.7%
Northwestern
Switzerland Eastern
3.6% | 4.0% | 5.0% Switzerland
3.5% | 4.3% | 5.4%
Central
Switzerland
3.1% | 4.0% | 5.1% e
Alpine Region
3.8% |4.5% | 5.3%
Southern
Switzerland

3.2% | 4.3% | 5.5%
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Regions

Outside of the urban centers, the effects of COVID-19 on the
office market are even more pronounced. Core yields in the
regions of Zurich, Lake Geneva and the Mittelland increased
by more than 40 bps. In Northwestern, Central and Eastern
Switzerland the increase was slightly weaker at 10 to 20 bps.

The largest increases overall were observed in the average
segment with moves of 20 bps (Northwestern, Central, Alpine), 35
bps (Eastern, Lake Geneva) and even up to 65 bps (Mittelland).

It is worth noting that while investors generally agreed on the
direction of the yields’ moves, the dispersion in the answers
was significant. This is an indication that investors are still in the
process of finding a consensus on how to appropriately price in
the shifts caused by the pandemic.

e View the graph for Yields ranges and compression on page 54
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Expected 5-year
yield development

Top 9 Cities

© st. Gallen

O <1% O 1.0%t0-025% @ -025%1t0025% @ 025%t01.0% @ >1.0%

Compared to six months ago (majority of responses)
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Lettl n Prime rent Granted rentfree period Duration until reletting Extension Annual market
(CHF/m?2 p.a.) (Med. in months) (Med. in months) probability rent growth rate

p aram et ers Med. Med. Dev. Med. Dev. Med. Dev. Med. Dev.
Zurich 800 3 © 6 (7] 70% © 0.0% ©

o Geneva 675 4 7 60% -0.5%

Top 9 Cities © © ° © ° ©
Basel 370 4 Q 9 () 70% © 0.0% ©

Berne 350 4 © 7 © 70% © 0.0% ©

Lausanne 380 4 © 6 (v ) 60% (V) 0.0% ©

Winterthur 340 4 © 7 o 60% (V) 0.0% ©

Zug 380 4 () 6 © 70% () 0.0% ()

St.Gallen 320 5 o 9 © 70% (1) 0.0% ©

Lugano 320 5 o 9 o 40% (V) -0.3% ©

O <1% O 1.0%t0-025% @ -025%1t0025% @ 025%t01.0% @ >1.0%

Compared to six months ago (majority of responses)
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Yields ranges and
compression

Top 9 Cities

Regions
I

Zurich

Geneva

Basel

Berne

Lausanne

Winterthur

Lucerne

St. Gallen

Lugano

Zurich

Northwetern Switzerland
Central Switzerland
Eastern Switzerland
Southern Switzerland
Alpine Region

Lake Geneva

Mittelland

Min%
2.3%
2.5%
2.7%
2.7%
2.5%
2.8%
2.5%
3.2%
3.0%
3.3%
3.6%
3.1%
3.5%
3.2%
3.8%
3.5%

3.8%

Average % ‘ Six months ago

3.0%

B s

3.4%

3.4%
3.2%
] 3.2%
3.1%
3.7%

3.5%

3.6%

4.0%

4.0%

Max%

3.8%
3.9%
4.2%
4.1%
4.0%
4.0%
3.9%
4.4%
4.1%
4.7%
5.0%
5.1%
5.4%
5.5%
5.3%
4.7%

5.2%
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Min yields compression over six months

0.1%
0.2%
0.1%
0.0%
0.2%
0.3%
0.0%
0.4%
0.2%
0.4%
0.2%
0.2%
0.1%
-0.4%
-0.1%
0.4%

0.5%
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Retail | ngh Street Top 9 Cities

While the office market experienced significant shifts in yields as a

. . . consequence of the COVID-19 crisis, yields of Swiss high-street
Yields in Swiss

retail properties remained fairly stable. Particularly in the prime and
TO 9 C I.tl es secondary locations of the high streets, investors price properties
p at almost the same levels as before the crisis. The largest moves
on top-tier properties were observed in Lucerne, Geneva, Basel
and Lausanne (+5 to 20 bps), while being below 5 bps for the
remaining cities. Zurich still has the lowest yields at 2.4% - a level
O Basel @ O Winterthur @) that has remained unchanged over the past three issues of this

3.0% | 3.4% | 4.1% )
| | O St. Gallen e S

Top 9 Cities .
O Zurich e 3.2% | 3.8% | 4.3%
]
2.4%|3.1% | 3.8%

2.9% |3.3% | 4.1%

Meanwhile, the third-tier locations on High Street of the five
largest cities experienced more strongly pronounced increases

in yields. In Zurich, Geneva, Basel, Berne and Lausanne, these
properties are now priced at up to 40 bps higher yields than they
O Lucerne @) were six months ago.

2.8% | 3.2% | 4.0%
e Berne O a0

2.9% | 3.4% | 4.2%

O Lausanne e
2.8% |3.3% | 3.9%

O Geneva o
2.6% |3.1% |3.6%

O Lugano e
3.2%(3.7% | 4.3%

00000

Minimum yields movement
compared to last six months

Min. % | Average % | Max. % e View the graph for Yields ranges and compression on page 59
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Retail | High Street

Yields in Swiss
Regions

@

Lake Geneva
3.4% |3.9% | 4.5%

00000

Minimum yields movement
compared to last six months

Min. % | Average % | Max. %

©

Mitteland
3.5% |4.3% | 4.6%

(7]

Zurich
e 3.2% | 3.6% | 4.3%
Northwestern
Switzerland

3.4% | 3.9% | 4.6%

©

Central
Switzerland
3.4% | 3.9% | 4.5%

©

Southern
Switzerland
3.8% |4.2% | 4.8%

Eastern
Switzerland
3.6% | 4.1% | 4.7%

©

Alpine Region
3.9% | 4.3% | 5.0%
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Regions

High-street properties outside the large centers experienced
surprisingly only mild corrections of their yields. As in the cities,
the tertiary locations are most affected with changes of +25 bps in
Greater Zurich and Northwestern Switzerland, and 10 to 20 bps in
Eastern Switzerland, the Lake Geneva Region and the Mittelland.

e View the graph for Yields ranges and compression on page 59
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Expected 5-year
yield development

Top 9 Cities

© Lucerne @ St. Gallen

O <1% O 1.0%t0-025% @ -025%1t0025% @ 025%t01.0% @ >1.0%

Compared to six months ago (majority of responses)
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Lettl n Granted rentfree period Duration until reletting Extension Annual market
(Med. in months) (Med. in months) probability rent growth rate
p aram et ers Med. Dev. Med. Dev. Med. Dev. Med. Dev.
Zurich 6 (] 10 () 65% © -0.5% ©
o Geneva 7 6 40% -1.0%
Top 9 Cities © © ° ° ° ©
Basel 6 () 10 @ 55% o -0.8% ©
Berne 6 (] 9 (] 60% © -3.0% [~ )
Lausanne 6 () 6 () 50% o -0.5% ()
Winterthur 9 (1) 10 @ 60% © -2.8% o
Lucerne 6 () 9 (7] 55% o -0.5% ©
St.Gallen 11 (1) 13 (1) 55% [y ) -3.3% ©
Lugano 6 © 8 © 40% (V) -1.5% ©

O <1% O 1.0%t0-025% @ -025%1t0025% @ 025%t01.0% @ >1.0%

Compared to six months ago (majority of responses)
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Min% Average % ‘ Six months ago Max% Min yields compression over six months

Yields ranges and
compression Gonoa  26% 36% 02%

Basel 2.9% 4.1% 0.1%
Berne 2.9% 4.2% 0.0%
Lausanne 2.8% 3.9% 0.1%
Top 9 Cities
Winterthur 3.0% 4.1% 0.0%
Lucerne 2.8% I 4.0% 0.2%
Regions St. Gallen 3.2% 4.3% 0.0%
— Lugano 3.2% 4.3% -0.1%
Zurich 3.2% 4.3% 0.1%
Northwestern Switzerland 3.4% 4.6% -0.1%
Central Switzerland 3.4% 4.5% 0.1%
Eastern Switzerland 3.6% 4.1% 4.7% -0.1%
Southern Switzerland 3.8% 4.8% 0.0%
Alpine Region 3.9% 5.0% 0.0%
Lake Geneva 3.4% 4.5% 0.1%
Mittelland 3.5% 4.6% 0.1%
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Retail | Non-High Street

Similar to the high-street segment,
non-high-street assets have remained
relatively stable in the wake of the
CQOVID-19 crisis. The exception to this
were supermarkets, for which the yields
increased at the lower end and on
average. The lowest yields among the
four categories can now be observed
for out-of-town shopping centers at a
minimum of 3.7%.
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Expected 5-year
yield development

€@ Supermarket @ DIY-Store

Granted rentfree period Duration until reletting Extension Annual market
(Med. in months) (Med. in months) probability rent growth rate

Lett I n g Top 7 Cities Min. Med. Max. Med. Dev. Med. Dev. Med. Dev. Med. Dev.

All-risk-yield

p a r a m e-t e rS Out-of-town Shopping Center 3.7%  43%  4.9% 6 © 9 © 45% o -0.5% ©
Retail Park 41%  49% 57% 8 © 9 (] 50% o -1.0% ©

Supermarket 3.9% 4.8% 52% 6 © 8 © 45% (4] -0.5% ©

DIY-Store 39% 49% 54% 6 © 8 () 45% [~ ) -0.5% ©

O <1% O 1.0%t0-025% @ -025%1t0025% @ 025%t01.0% @ >1.0%

Compared to six months ago (majority of responses)
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NOI Analysis

NOI leakage for core assets

Residential

0% 5% 10% 15% 20% 25% 30%

Min Avg Max
10.5% 16.0% 20.0%
Min Avg Max
17.5% 22.5% 25.0%

Office

0% 5% 10% 15% 20% 25% 30%

Min Avg Max

9.0% RBPEITA 13.0%
Min A\Y/o] Max
18.0% 2MePZ 21.0%

B Excluding Capex [ Including Capex

Retail

0% 5% 10% 15% 20% 25% 30%

Min Avg Max
9.5% KX 15.0%
Min Avg Max
20.0% 24.0% 27.0%

PwC Real Estate Investor Survey 62




Overview of

th_e results




Overview of the results | Yields comparison PwC Real Estate Investor Survey 64

Yields Germany
com parl SONn 6.0% —— PwC AVG ARY Office’

—— PwC AVG ARY Office Top 7
5.0% -
_______ ~ —  PwC AVG ARY Office Regional Centers
4.0%
—— PwC AVG ARY Retail'
3.0% — PwC AVG ARY Retail Top 7
2.0% - PwC AVG ARY Retail Regional Centers
—— PwC AVG ARY Logistics?
1.0%
~——  CPI Index!
0.0% e \ —— 10-y Germany government bonds?
-1.0% —  3-M-Euribor®

31/12/14 30/06/15 31/12/15 30/06/16 31/12/16 30/06/17 31/12/17 30/06/18 31/12/18 30/06/19 31/12/19 30/06/20

Austria

———  PwC AVG Yield Office’
4.5%

4.0% [ | |
3.5% —— PwC AVG Yield Retail

3.0% —<
2.5%
2.0%

1.5%
1.0% ~——— CPI Index?

1. Statistisches Bundesamt 0.5% /\/ \ —
2. Bloomberg 0.0% 10-y Austrian government bond yield®

3. ECB: Historical close, average of observations through period

———  PwC AVG Yield Residential’

4. Statistics Austria -0.5%
5. Bloomberg -1.0%
6. ECB: Historical close, average of observations through period —— 3-M-Euribor*

31/12/14  30/06/15  31/12/15  30/06/16  31/12/16  30/06/17  31/12/17  30/06/18  31/12/18  31/12/19  30/06/20
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Y|e|dS Switzerland
comparison

4.00% PwC AVG ARY Office
—— (AVG ARY includes only min ARY for Top 9 Cities)

PwC AVG ARY Retalil
(AVG ARY includes only min ARY for Top 9 Cities)

2.00%

0.00%
-2.00% _____ PwC AVG ARY Residential
(AVG ARY includes only min ARY for Top 9 Cities)
-4.00%
~——— CPI Inflation (year on year) !

-6.00%

-8.00% = 10-y Swiss government bond yield?
-10.00%

28/02/18 31/12/18 28/02/19 30/09/19 28/02/20 30/09/20

1. Bundesamt fiir Statistik

2. Swiss National Bank

3. Swiss National Bank *in June 2019 the SNB policy rate replaced
the 3-M Libor
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Current 6 Months ago 12 Months ago
-
Res u It Ove rVI ew Min. Avg. Max. Exp. Growth* Min. Avg. Max. Min. Avg. Max.
f G Berlin 2.3% 3.1% 4.5% 1.1% 2.7% 3.6% 4.8% 2.7% 3.7% 4.9%
or ermany Dusseldorf 2.9% 3.7% 4.9% 0.8% 3.1% 4.2% 5.1% 3.2% 41% 5.2%
Offl ce Frankfurt a. M. 2.6% 3.3% 4.8% 0.5% 2.9% 3.9% 4.9% 3.0% 41% 5.2%
Top 7 Cities Hamburg 2.6% 3.3% 4.7% 0.6% 2.9% 3.9% 4.9% 3.1% 3.8% 5.1%
Cologne 3.1% 3.7% 5.3% 0.8% 3.2% 4.4% 5.3% 3.5% 4.4% 5.7%
Munich 2.3% 3.0% 41% 0.6% 2.7% 3.6% 4.6% 2.8% 3.6% 4.7%
Stuttgart 2.9% 3.5% 4.9% 0.2% 3.1% 41% 4.9% 3.3% 41% 5.2%
Bonn 3.8% 4.6% 5.9% 0.4% 3.9% 4.8% 5.8% 4.2% 4.9% 6.0%
Bremen 4.3% 5.2% 6.3% 0.0% 4.4% 5.4% 6.3% 4.6% 5.5% 6.6%
Dortmund 4.5% 5.1% 6.5% 0.2% 4.5% 5.4% 6.5% 4.9% 5.6% 6.7%
Dresden 4.3% 5.0% 6.6% 0.6% 4.4% 5.3% 6.4% 4.6% 5.5% 6.6%
Duisburg 4.9% 5.6% 7.2% 0.0% 5.0% 5.9% 7.2% 5.2% 5.7% 7.2%
Erfurt 4.8% 5.5% 6.7% 0.4% 4.9% 6.0% 6.9% 5.0% 5.8% 6.9%
Essen 4.4% 5.2% 6.4% 0.3% 4.6% 5.5% 6.6% 4.8% 5.7% 6.8%
Regional Cities
Karlsruhe 4.3% 4.9% 6.2% 0.4% 4.3% 5.3% 6.4% 4.5% 5.3% 6.5%
Hannover 4.0% 4.8% 5.9% 0.3% 4.0% 51% 6.1% 4.2% 5.2% 6.3%
Leipzig 4.1% 4.7% 6.5% 0.6% 4.1% 5.2% 6.2% 4.4% 5.3% 6.5%
Magdeburg 5.3% 6.0% 7.4% 0.0% 5.4% 6.7% 8.0% 5.6% 6.6% 8.2%
Mainz-Wiesbaden 3.9% 4.8% 6.0% 0.5% 4.0% 5.2% 6.5% 4.2% 5.2% 6.4%
Nuremberg 3.9% 4.7% 6.1% 0.4% 3.9% 4.9% 5.9% 4.1% 5.0% 6.1%
Rhine Neckar MA/HD/LU 4.3% 4.9% 6.4% 0.3% 4.2% 5.3% 6.4% 4.5% 5.3% 6.4%
Lower Saxony & Schleswig-Holstein 5.0% 5.9% 7.3% -0.2% 51% 6.2% 7.2% 5.3% 6.0% 7.2%
M-WP. & Sax.-A & Brandenburg 5.1% 6.1% 7.8% -0.2% 5.1% 5.9% 8.3% 5.6% 6.5% 8.0%
North of Hesse & Thu. & Sax 5.2% 6.2% 7.7% 0.0% 5.3% 6.3% 8.0% 5.6% 6.4% 8.1%
Regions North Rhine-Westphalia 4.6% 5.6% 7.2% 0.3% 4.6% 5.6% 7.4% 4.8% 5.7% 7.4%
Rhineland-P & Saarland 5.4% 6.1% 7.5% -0.3% 5.5% 6.4% 7.6% 5.6% 6.4% 7.6%
South of Hesse & BaWue 4.1% 5.0% 6.4% 0.8% 4.3% 5.4% 6.6% 4.6% 5.6% 6.8%
*Annual market rent growth rate Bavaria 4.2% 5.3% 6.6% 0.4% 4.4% 5.5% 6.6% 4.5% 5.7% 6.7%
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Current 6 Months ago 12 Months ago
-
Res u It Ove rVI ew Min. Avg. Max. Exp. Growth* Min. Avg. Max. Min. Avg. Max.
f G Berlin 3.0% 3.9% 4.7% -2.1% 3.0% 3.7% 4.5% 3.1% 3.7% 4.7%
or ermany Dusseldorf 3.2% 3.7% 4.7% -0.1% 3.2% 3.9% 4.8% 3.3% 3.9% 5.0%
Retal I | H Ig h Frankfurt a. M. 2.9% 3.5% 4.5% -1.0% 3.1% 3.8% 4.7% 3.2% 3.7% 4.9%
! Top 7 Cities Hamburg 3.0% 3.6% 4.4% -0.1% 3.1% 3.7% 4.6% 3.2% 3.8% 4.8%
St reet retal | Cologne 3.2% 3.8% 4.7% -0.2% 3.3% 3.9% 4.9% 3.4% 3.9% 4.9%
Munich 2.6% 3.1% 4.0% -0.5% 2.7% 3.4% 4.3% 2.8% 3.5% 4.5%
Stuttgart 3.0% 3.6% 4.2% -0.3% 3.2% 3.9% 4.6% 3.4% 3.9% 4.8%
Bonn 3.6% 4.4% 5.4% 0.5% 3.9% 4.6% 5.3% 4.1% 4.7% 5.6%
Bremen 3.9% 4.8% 5.6% 0.3% 4.3% 5.1% 5.6% 4.4% 52% 5.8%
Dortmund 3.9% 4.7% 5.6% -0.3% 4.1% 4.8% 5.6% 4.4% 4.9% 5.7%
Dresden 3.8% 4.5% 5.5% 0.9% 4.0% 4.8% 5.6% 4.2% 4.9% 5.7%
Duisburg 4.5% 5.1% 6.2% -0.5% 5.1% 5.5% 6.6% 5.3% 5.7% 6.9%
Erfurt 4.2% 4.8% 5.8% 0.5% 4.5% 51% 5.9% 4.6% 5.2% 6.2%
Essen 4.0% 4.7% 5.5% 0.8% 4.4% 5.0% 5.7% 4.5% 5.3% 6.0%
Regional Cities
Karlsruhe 3.6% 4.4% 5.2% 1.2% 4.1% 4.8% 5.5% 4.3% 4.9% 5.7%
Hannover 3.7% 4.3% 5.1% 1.1% 3.9% 4.6% 5.3% 4.1% 4.7% 5.5%
Leipzig 3.8% 4.5% 5.4% 1.7% 3.9% 4.7% 5.5% 4.2% 4.9% 5.7%
Magdeburg 4.7% 5.3% 6.4% 0.4% 5.3% 5.8% 6.7% 5.5% 5.9% 6.9%
Mainz-Wiesbaden 3.8% 4.4% 5.2% 1.1% 4.2% 4.7% 5.6% 4.4% 4.9% 5.8%
Nuremberg 3.6% 4.3% 5.0% 1.2% 3.9% 4.5% 5.3% 4.1% 4.7% 5.6%
Rhine Neckar MA/HD/LU 3.6% 4.2% 5.0% 1.1% 4.1% 4.7% 5.6% 4.4% 5.1% 6.2%
Lower Saxony & Schleswig-Holstein 4.8% 5.5% 7.0% 0.5% 4.7% 5.4% 6.4% 4.7% 5.2% 6.2%
M-WP. & Sax.-A & Brandenburg 5.0% 6.0% 7.6% 0.0% 5.0% 5.6% 7.3% 5.1% 5.7% 7.1%
North of Hesse & Thu. & Sax 5.0% 5.8% 7.4% 0.0% 51% 5.7% 7.0% 5.0% 5.5% 6.6%
Regions North Rhine-Westphalia 4.8% 5.6% 7.2% 0.4% 4.6% 5.4% 7.0% 4.5% 5.3% 6.6%
Rhineland-P & Saarland 4.9% 5.7% 71% 0.2% 5.0% 5.5% 6.6% 5.0% 5.5% 6.5%
South of Hesse & BaWue 4.4% 5.3% 6.6% 1.1% 4.4% 5.1% 6.2% 4.5% 4.9% 6.0%
*Annual market rent growth rate Bavaria 4.3% 5.1% 6.3% 0.9% 4.4% 4.9% 5.7% 4.4% 5.0% 5.9%
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Current 6 Months ago 12 Months ago

Res u It Ove rVi ew Min. Avg. Max. Exp. Growth* Min. Avg. Max. Min. Avg. Max.

Out-of-town Shopping Center 4.5% 5.4% 6.6% -1.8% 4.8% 5.6% 6.7% 4.6% 6.3% 8.0%

for Germany Retail Park 3.8% 4.6% 6.1% 0.5% 4.2% 4.9% 6.3% 5.1% 6.8% 8.2%
R . I N _ h . h Supermarket 4.0% 4.9% 6.3% 1.3% 4.6% 5.4% 6.3% 5.4% 6.8% 8.4%

tetal-t | ton Ig DIY-Store 5.3% 6.2% 7.6% 0.2% 5.4% 6.1% 7.1% 6.2% 7.5% 9.0%
street retall

*Annual market rent growth rate
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Current 6 Months ago 12 Months ago
-

Res u It Ove rVI ew Min. Avg. Max. Exp. Growth* Min. Avg. Max. Min. Avg. Max.
f G Hamburg 3.6% 4.6% 6.1% 1.2% 3.9% 5.0% 6.3% 4.0% 51% 6.2%
or ermany Munich 3.5% 4.4% 5.5% 3.8% 4.9% 6.2% 3.9% 4.9% 6.0%
Log iStiCS Rhine-Main/Frankfurt 3.6% 4.5% 5.6% 3.9% 5.0% 6.3% 4.0% 5.0% 6.2%
Berlin 3.5% 4.6% 6.1% 3.9% 5.1% 6.4% 3.9% 5.1% 6.3%
Dusseldorf/Cologne 3.8% 4.9% 6.2% 4.1% 5.3% 6.5% 41% 5.3% 6.4%
Stuttgart 3.8% 4.8% 6.1% 4.2% 5.4% 6.6% 4.2% 5.4% 6.6%
Hannover/Brunswick 41% 5.2% 6.5% 4.4% 5.7% 7.1% 4.5% 5.7% 7.1%
Top 15 Locations Halle/Leipzig 4.1% 5.2% 6.6% 4.5% 5.6% 7.0% 4.4% 5.5% 7.0%
Bremen/North Sea Ports 41% 5.2% 6.4% 4.6% 5.9% 6.9% 4.7% 5.8% 6.8%
Rhine-Ruhr 3.9% 5.0% 6.6% 4.3% 5.8% 7.1% 4.2% 5.8% 7.0%
Dortmund 4.0% 5.3% 6.6% 4.4% 5.7% 6.9% 4.3% 5.6% 6.8%
Nuremberg 4.2% 5.1% 6.2% 4.5% 5.6% 6.9% 4.6% 5.6% 6.8%
Kassel/Goéttingen 4.3% 5.4% 6.5% 4.9% 6.1% 7.4% 4.9% 6.0% 7.4%
Regensburg/Passau 4.2% 5.4% 71% 4.8% 6.0% 7.3% 4.9% 6.0% 7.3%
Ulm 4.3% 5.3% 6.4% 4.8% 6.1% 7.3% 4.8% 5.9% 7.2%
Small Locations Small Locations 5.0% 5.4% 7.2% 3.6% 5.3% 6.0% 7.5% 5.2% 6.1% 7.3%
Rest of Germany Rest of Germany 5.3% 6.0% 7.7% 6.3% 5.3% 6.2% 8.3% 5.4% 6.2% 8.3%

*Annual market rent growth rate
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Result overview

for Germany
Participants

*Mix includes Office, Retail & Logistics

Participant type

7%

g

60%

33%

B Asset Manager
[ Investment Manager

B Private Equity

Participant investment focus

13%

7

80%

B Mix*
B Retail
B Office
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Current 6 Months ago 12 Months ago
-
Res u It Ove rVI ew Min. Avg. Max. Exp. Growth* Min. Avg. Max. Min. Avg. Max.
f A t - Vienna 2.6% 2.9% 3.3% 0.8% 2.7% 3.2% 4.0% - - -
or us rla Graz 3.3% 3.4% 3.6% 0.3% 3.5% 4.3% 5.0% - - -
ReS | dent | al Top 5 Cities Linz 3.2% 3.5% 3.8% 0.3% 3.2% 3.9% 4.5% - - -
Salzburg 3.0% 3.3% 3.6% 0.3% 3.0% 3.8% 4.5% - - -
Innsbruck 3.0% 3.1% 3.3% 0.3% 2.9% 3.3% 3.8% - - -
Lower Austria - - - - 3.8% 4.4% 5.0% - - -
Upper Austria - - - - 3.5% 4.0% 4.5% - - -
Salzburg (Land) - - - - 3.3% 3.8% 4.3% - - -
Tyrol - - - - 3.2% 3.7% 4.1% - - -
Regions
Styria - - - - 3.5% 4.3% 5.0% - - -
Carinthia - - - - 4.5% 5.3% 6.0% - - =
Vorarlberg - - - - 3.2% 3.7% 4.2% - - -
Burgenland - - - - 5.0% 5.5% 6.0% - - -
Current 6 Months ago 12 Months ago
Offl Ce Min. Avg. Max. Exp. Growth* Min. Avg. Max. Min. Avg. Max.
Vienna 3.1% 4.0% 4.9% 0.4% 2.9% 3.9% 5.1% - - -
Graz 4.7% 5.3% 6.2% 1.3% 4.5% 5.5% 7.5% - - -
Top 5 Cities Linz 4.4% 5.3% 5.8% 1.5% 4.0% 5.5% 6.5% - - -
Salzburg 4.0% 5.0% 5.8% 1.2% 3.8% 52% 6.2% - - -
Innsbruck 3.7% 4.4% 4.7% 1.0% 3.5% 4.5% 5.5% - - -

*Annual market rent growth rate
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Current 6 Months ago 12 Months ago

|
Res u It Ove rVI ew Min. Avg. Max. Exp. Growth* Min. Avg. Max. Min. Avg. Max.
2.7% 4.1% 5.3% 0.0% 2.5% 3.8% 4.9% - - -

for Austria
Graz 4.0% 5.8% 6.2% 0.0% 3.8% 5.7% 7.5% - - -
Reta” | ngh Top 5 Cities Linz 3.8% 5.2% 5.8% 0.0% 3.5% 4.3% 5.0% - - i

Salzburg 2.8% 3.8% 4.7% 0.0% 2.5% 3.5% 4.5% - - -

St reet retall Innsbruck 3.0% 4.0% 5.0% 0.0% 2.8% 3.5% 4.8% - - -

Current 6 Months ago 12 Months ago

Retal I | N O n - h Ig h Min. Avg. Max. Exp. Growth* Min. Avg. Max. Min. Avg. Max.
St reet ret a| | Out-of-town Shopping Center 4.2% 5.0% 6.5% 0.3% 4.0% 5.0% 6.0% : - -

Retail Park 4.8% 5.9% 6.5% 0.5% 4.6% 5.4% 6.3% - - -
Supermarket 4.5% 5.7% 6.8% 1.0% 4.8% 5.9% 7.0% - - -
DIY-Store 5.5% 6.5% 7.5% 1.0% 5.0% 6.5% 8.0% - - -

*Annual market rent growth rate
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Result overview
fo Y Au St ri a Participant type Participant investment focus
Participants

33% 33%
33% 33%
B Private Real Estate Company ¥ Retail
B Fund Manager B Office

¥ Public Real Estate Company B Residential
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Current 6 Months ago 12 Months ago
=

Res u It Ove rVI ew Min. Avg. Max. Exp. Growth* Min. Avg. Max. Min. Avg. Max.
f S 't I d Zurich 2.0% 2.5% 3.0% 0.0% 2.0% 2.5% 3.1% 2.1% 2.5% 3.0%
or WI Zer an Geneva 2.2% 2.7% 3.2% 0.0% 2.2% 2.7% 3.1% 2.3% 2.7% 3.0%
ReS | dent | al Basel 2.5% 3.0% 3.5% 0.0% 2.5% 3.0% 3.5% 2.5% 2.9% 3.4%
Berne 2.5% 3.0% 3.5% 0.0% 2.6% 2.9% 3.5% 2.5% 3.0% 3.5%
Top 9 Cities Lausanne 2.5% 2.8% 3.4% 0.0% 2.5% 2.8% 3.5% 2.6% 2.8% 3.4%
Winterthur 2.6% 3.0% 3.7% 0.0% 2.7% 3.1% 3.6% 2.6% 3.1% 3.4%
Lucerne 2.6% 3.0% 3.7% 0.0% 2.7% 3.0% 3.7% 2.6% 3.0% 3.4%
St Gallen 3.0% 3.2% 4.0% 0.0% 3.0% 3.3% 4.0% 3.0% 3.3% 3.9%
Lugano 3.0% 3.4% 4.0% 0.0% 2.8% 3.2% 4.0% 2.8% 3.2% 3.7%
Zurich 2.7% 3.2% 4.0% 0.0% 2.6% 3.2% 3.9% 2.6% 3.2% 3.8%
Northwestern Switzerland 2.9% 3.5% 4.2% -0.3% 3.0% 3.5% 4.2% 3.0% 3.5% 4.0%
Central Swizterland 3.0% 3.4% 4.0% 0.0% 2.8% 3.3% 4.1% 2.9% 3.4% 4.0%
_ Eastern Switzerland 3.2% 3.8% 4.5% -0.8% 3.2% 3.8% 4.5% 3.2% 3.8% 4.5%
Regions Southern Switzerland 3.2% 3.9% 4.5% -0.5% 3.3% 3.8% 4.3% 3.3% 3.8% 4.1%
Alpine Region 3.4% 4.0% 4.6% -0.5% 3.8% 4.2% 4.7% 3.7% 4.1% 4.6%
Lake Geneva Region 2.7% 3.1% 3.6% 0.0% 2.8% 3.2% 3.8% 2.8% 3.2% 3.6%
Mittelland 3.2% 3.6% 4.5% -1.0% 3.3% 3.8% 4.5% 3.2% 3.6% 4.4%

*Annual market rent growth rate
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Current 6 Months ago 12 Months ago
=

Res u It Ove rVI ew Min. Avg. Max. Exp. Growth* Min. Avg. Max. Min. Avg. Max.
f S 't I d Zurich 2.3% 3.0% 3.8% 0.0% 2.2% 2.9% 3.8% 2.4% 3.0% 3.8%
or WI Zer an Geneva 2.5% 3.1% 3.9% -0.5% 2.3% 2.9% 3.6% 2.5% 3.0% 3.8%
Offl ce Basel 2.7% 3.4% 4.2% 0.0% 2.6% 3.2% 4.0% 2.8% 3.3% 4.0%
Berne 2.7% 3.4% 4.1% 0.0% 2.7% 3.1% 4.1% 2.7% 3.2% 4.1%
Top 9 Cities Lausanne 2.5% 3.2% 4.0% 0.0% 2.3% 3.1% 3.9% 2.6% 3.2% 4.0%
Winterthur 2.8% 3.2% 4.0% 0.0% 2.5% 3.2% 4.1% 2.8% 3.2% 4.1%
Zug 2.5% 3.1% 3.9% 0.0% 2.5% 3.1% 3.9% 2.5% 3.1% 4.0%
St Gallen 3.2% 3.7% 4.4% 0.0% 2.8% 3.7% 4.3% 3.2% 3.7% 4.4%
Lugano 3.0% 3.5% 4.1% -0.3% 2.8% 3.4% 4.1% 3.2% 3.5% 4.2%
Zurich 3.3% 3.6% 4.7% 0.0% 2.9% 3.6% 5.0% 3.3% 4.0% 5.0%
Northwestern Switzerland 3.6% 4.0% 5.0% -0.3% 3.4% 3.8% 5.0% 3.6% 4.0% 5.2%
Central Swizterland 3.1% 4.0% 51% 0.0% 2.9% 3.8% 5.1% 3.5% 4.2% 51%
_ Eastern Switzerland 3.5% 4.3% 5.4% -0.3% 3.4% 3.9% 5.2% 3.8% 4.5% 5.5%
Regions Southern Switzerland 3.2% 4.3% 5.5% 0.0% 3.6% 4.3% 5.5% 4.0% 4.6% 5.5%
Alpine Region 3.8% 4.5% 5.3% 0.0% 3.8% 4.4% 5.5% 3.9% 4.5% 5.5%
Lake Geneva Region 3.5% 4.0% 4.7% -0.5% 3.1% 3.6% 4.5% 3.5% 4.0% 5.0%
Mittelland 3.8% 4.5% 52% -0.3% 3.3% 3.9% 52% 3.8% 4.5% 6.0%

*Annual market rent growth rate



Overview of the results | Switzerland PwC Real Estate Investor Survey 76

Current 6 Months ago 12 Months ago
-

Res u It Ove rVI ew Min. Avg. Max. Exp. Growth* Min. Avg. Max. Min. Avg. Max.
f S 't I d Zurich 2.4% 3.1% 3.8% -0.5% 2.4% 3.0% 3.4% 2.4% 3.1% 3.6%
Or WI Zer an Geneva 2.6% 3.1% 3.6% -1.0% 2.5% 3.0% 3.3% 2.5% 3.1% 3.6%
Retal I | H |g h Basel 2.9% 3.3% 4.1% -0.8% 2.8% 3.3% 4.0% 2.8% 3.3% 4.0%
. Berne 2.9% 3.4% 4.2% -3.0% 2.9% 3.4% 3.9% 2.9% 3.4% 4.0%
St reet retal | Top 9 Cities Lausanne 2.8% 3.3% 3.9% -0.5% 2.8% 3.2% 3.6% 2.8% 3.2% 3.6%
Winterthur 3.0% 3.4% 41% -2.8% 3.0% 3.4% 41% 3.0% 3.4% 41%
Lucerne 2.8% 3.2% 4.0% -0.5% 2.6% 3.2% 4.0% 2.7% 3.2% 4.0%
St Gallen 3.2% 3.8% 4.3% -3.3% 3.2% 3.8% 4.3% 3.1% 3.7% 4.2%
Lugano 3.2% 3.7% 4.3% -1.5% 3.3% 3.7% 4.3% 3.3% 3.8% 4.3%
Zurich 3.2% 3.6% 4.3% -3.0% 3.1% 3.6% 4.0% 3.1% 3.6% 4.0%
Northwestern Switzerland 3.4% 3.9% 4.6% -3.3% 3.5% 3.9% 4.3% 3.5% 4.0% 4.3%
Central Swizterland 3.4% 3.9% 4.5% -3.0% 3.4% 4.0% 4.5% 3.4% 4.0% 4.5%
_ Eastern Switzerland 3.6% 41% 4.7% -3.0% 3.7% 4.1% 4.6% 3.7% 4.2% 4.6%
Regions Southern Switzerland 3.8% 4.2% 4.8% -1.5% 3.7% 4.2% 4.7% 3.9% 4.2% 4.7%
Alpine Region 3.9% 4.3% 5.0% -2.8% 3.9% 4.3% 5.0% 4.0% 4.4% 5.0%
Lake Geneva Region 3.4% 3.9% 4.5% -1.0% 3.3% 3.8% 4.3% 3.4% 3.8% 4.3%
Mittelland 3.5% 4.3% 4.6% -3.0% 3.6% 4.2% 4.5% 3.6% 4.2% 4.5%

Current 6 Months ago 12 Months ago
Retal | ‘ N O n - h Ig h Min. Avg. Max. Exp. Growth* Min. Avg. Max. Min. Avg. Max.
S't reet ret a| | Out-of-Town Shopping Center 3.7% 4.3% 4.9% -0.5% 3.8% 4.3% 5.0% 3.8% 4.3% 4.9%
Retail park 41% 4.9% 5.7% -1.0% 41% 5.0% 5.7% 41% 4.9% 5.6%
Supermarket 3.9% 4.8% 5.2% -0.5% 3.3% 4.3% 5.2% 3.6% 4.0% 4.8%
DIY Store 3.9% 4.9% 5.4% -0.5% 3.9% 4.8% 4.5% 3.9% 4.8% 4.5%

*Annual market rent growth rate
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Result overview
fo Y SWitze rl an d Participant type Participant investment focus
Participants

8%

67% ’

33% 92%

B Investment Manager B Mmix
B Pension Fund ¥ Residential
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Approach and definitions | Classification for yields ranges

Classification for
yields ranges

In our survey, we concentrated on all-risk-
yields or ARYs (“Yields”), as these reflect

the relationship (capitalisation rate) between
stabilised net operating income (NOI) and an
expected purchase price. It thus takes into
account the individual risk-return relationship
and provides an insight into future market trends
and developments in rent levels. The YIELD is
the capitalisation rate that is used in the direct
capitalisation method. The yields presented

in our results are a simple average of the
single data points received for the respective
submarkets.

To account for a broader market — comprising
Core, Core+, and Value-Add properties — we
put the yields into three categories: minimum
(Core), maximum (Value-Add) and average
(Core+). Using office properties in Frankfurt as
one example, we have defined these categories
as follows.

The maximum yield does not cover assets that
cannot be valued with a direct capitalisation
method — that is to say, where there is

no sustainable cash flow or opportunistic
development assets.

Office
Location WAULT
. CBD (eg, Frankfurt
Min Financial District) >S5
Immediate vicinity
Average  to CBD (eg, Frankfurt ~5
trade fair)
Peripheral office locations
Max (eg, Frankfurt-Niederrad) <4
Logistics
Motorway Third party
access usability
Min < 5 excellent
minutes
~5-15
A
verage minutes good
Max > 19 limited
minutes

Vacancy Age
~5%- <5
10% years
~10% ~5-20
-15% years
>15%- > 25
40% years

WAULT Age

<5
years

~10%

~5-20
years

> 25
years

Retail High Street

Min

Average

Max

Location/Retail class WAULT

City centre high street

or 1a shopping centre >5
(Frankfurt Goethestrasse)

Lesser frequented sec-

tions of the high street =5
Close proximity to the high
street, within 100m dis- <4

tance

Retail Non-High Street

Min

Average

Max

Regarding the retail sector, we separated in-town high street retail
from location-independent retail. Out-of-town shopping centers,
retail parks, single grocery stores (supermarkets) and DIY stores
represent typical subclasses of the location-independent retail

market.

Within non-high street retail, we observe macro-locations to be of
less importance, given that individual competition, performance and
accessibility are the factors driving the value of such retail properties.

As a result, we have divided the definition of retail as seen above.

Competition WAULT
Dominant situation >5
In competitior? with -5
equal competitors

Inferior to competitors <4

Vacancy

<5%

~5%

~20%

Vacancy

<5%

~5

~25
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Age

<5
years

~5-15
years

> 15
years

Age

<5
years

~5-15
years

> 15
years
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Identified
submarkets
Germany

Top 7 Cities

Based on Germany’s geographical structure, we have
identified three categories of markets for office and retail

properties: i) Top 7 Cities, ii) Regional Cities and iii) Regions.

The Top 7 Cities reflect the Yields of the seven most
populated cities in Germany. Regional Cities represent

a selection of 14 cities with a population ranging from
200,000 to 600,000. The Regions provide the yields in the
respective areas, excluding all Top 7 Cities and Regional
Cities.

Regional Cities

Regions

PwC Real Estate Investor Survey 80

Logistics

We identified two additional markets for logistics properties
which result from varying location requirements: i) Top 15
Locations and ii) Small Locations.

The Top 15 Locations reflect the Yields of the 15 most
successful logistics locations in Germany in respect of the
investment volume of the last five years and min yields of
the last two years. Small Locations represent the remaining
established logistics regions in Germany.



Approach and definitions | Identified submarkets Austria

Identified
submarkets
Austria

Top 5 Cities

Regions

PwC Real Estate Investor Survey 81



Approach and definitions | Identified submarkets Switzerland PwC Real Estate Investor Survey 82

Identified
submarkets
Switzerland

Top 9 Cities Regions
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Authors
PwC Germany

2

Thomas Veith Sarah Schraub Frederik Walbaum
Leader Real Assets Real Estate Deals Real Estate Consulting
P:+49 175 434 0515 P: +49 171 492 9229 P: +49 160 412 2132
thomas.veith@pwc.com sarah.schraub@pwc.com frederik.walbaum@pwc.com
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Authors
PwC Switzerland

Marie Seiler Kevin Schmoker
Real Estate Advisory Real Estate Advisory
P: +41 79 828 96 35 P: +41 79 299 04 31
marie.seiler@pwec.ch kevin.schmoker@pwc.ch

PwC Austria

Peter Fischer Lennart Droemer
Real Estate Deals Real Estate Deals
P: +43 664 523 8282 P: +43 699 1630 5755

peter.fischer@pwc.com lennart.droemer@pwc.com
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PwC Real

Estate Practice

Germany

Advisory

Real Estate Industry Leader, Partner
Frankfurt am Main

Tel: +49 69 9585 5905
thomas.veith@pwc.com

Valuations, Modelling & Analytics Partner
Frankfurt am Main

Tel: +49 69 9585-5583
dirk.kadel@pwc.com

Advisory Director

Berlin

Tel: +49 30 / 2636-1666
david.rouven.moecker@pwc.com

Deals & Construction Partner
Berlin

Tel: +49 30 2636-1354
harald.heim@pwc.com

Valuations, Modelling & Analytics Partner
Munich

Tel: +49 89 5790-6448
thorsten.schnieders@pwc.com

Deals Director
Frankfurt am Main

Tel: +49 69 9585-5692
rita.m.roland@pwc.com

Real Estate Valuation Leader
Berlin

Tel: +49 30 2636-1166
dirk.hennig@pwc.com

Deals Director
Frankfurt am Main

Tel: +49 69 9585-2460
olga.dentzel@pwc.com

Deals Director

Berlin

Tel: +49 30 2636-1331
benjamin.schroedl@pwc.com

Strategy& Partner
Munich
Tel: +49 89 54525-659

philipp.wackerbeck@strategyand.pwc.

com

Tax & Legal

Real Estate Tax Leader
Dusseldorf

Tel: +49 211 981-2294
marcel.mies@pwc.com

Tax Partner

Munich

Tel: +49 89 5790-5887
sven.behrends@pwc.com

Tax Partner

Berlin

Tel: +49 30 2636-5222
helge.dammann@pwc.com

Tax Partner

Berlin

Tel: +49 30 2636-5067
jana.greiser@pwc.com
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Tax Partner

Berlin

Tel: +49 30 2636-5572
mueller.michael@de.pwc.com

Tax Partner

Frankfurt am Main

Tel: +49 69 9585-6255
josip.oreskovic-rips@pwc.com

Global Real Estate Tax Leader Tax
Partner, Berlin

Tel: +49 30 2636-5286
uwe.stoschek@pwc.com

Head of Real Estate Legal Desk
London

Tel: +44 7534 197411
c.conrads@pwc.com
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PwC Real

Estate Practice

Germany

Advisory

Real Estate Audit Leader, Partner
Berlin

Tel: +49 30 2636-4409
frederik.mielke@pwc.com

Audit Partner

Munich

Tel: +49 89 5790-5582
sven.hauke@pwc.com

Audit Director

Minchen

Tel: +49 89 5790-6552
simon.bosshammer@pwc.com

Audit Partner
Dusseldorf
Tel: 449 211 981-2402

joachim.gorgs@pwc.com

Audit Partner
Dusseldorf

Tel: +49 211 981-1998
uwe.rittmann@pwc.com

Audit Director

Frankfurt am Main

Tel: +49 69 9585-2254
anita.dietrich@pwc.com

Audit Partner

Frankfurt am Main

Tel: +49 69 9585-2217
eva.handrick@pwc.com

Audit Director

Frankfurt am Main

Tel: +49 69 9585-1422
fatih.agirman@pwc.com

Audit Director
Dusseldorf

Tel: +49 211 981-2829
martin.fluer@pwc.com
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PwC Real
Estate Practice

Austria

Advisory

Donau-City-StraB3e 7
1220 Vienna

Tel: +43 664 523 8282
peter.fischer@pwc.com

Tax

Donau-City-StraB3e 7
1220 Vienna

Tel: +43 676 833772933
franz.rittsteuer@pwc.com

Assurance

Donau-City-Stra3e 7
1220 Vienna

Tel: +43 699 16305167
marius.richter@pwc.com
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PwC Real
Estate Practice
Switzerland

Advisory Tax Assurance Legal

Birchstrasse 160 Birchstrasse 160 Avenue Charles Ferdinand Ramuz 45 Birchstrasse 160
8050 Zurich 8050 Zurich Case Postale, 1001 Lausanne 8050 Zurich

Tel: +41 58 792 56 69 Tel: +41 58 792 45 64 Tel: +41 58 792 81 46 Tel: +41 58 792 43 83

marie.seiler@pwc.ch begga.s.sigurdardottir@pwc.ch jean.sebastien.lassonde@pwec.ch benjamin.fehr@pwc.ch



About us

Our clients face diverse challenges, strive to put new
ideas into practice and seek expert advice. They

turn to us for comprehensive support and practical
solutions that deliver maximum value. Whether for a
global player, a family business or a public institution,
we leverage all of our assets: experience, industry
knowledge, high standards of quality, commitment to
innovation and the resources of our expert network in
158 countries. Building a trusting and cooperative re-
lationship with our clients is particularly important to
us — the better we know and understand our clients’
needs, the more effectively we can support them.

PwC Germany

More than 11,800 dedicated people at 21 locations.
€2.3 billion in turnover. The leading auditing and con-
sulting firm in Germany.

Find out more www.pwc.de

PwC Austria

More than 1,200 dedicated people at 5 locations.
We are your partner for auditing, tax and consulting.
All over Austria.

Find out more www.pwc.at

PwC Switzerland

More than 3,200 employees and partners in 14
locations in Switzerland and one in the Principality of
Liechtenstein help to create the value organisations
and individuals are looking for.

Find out more www.pwc.ch

PwC refers to the PwC network and/or one
or more of its member firms, each of which
is a separate legal entity.

Please see www.pwc.com/structure
for further details.




