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Total Return of 10.0% for 2018

TOTAL RETURN — ALL PROPERTY

250 MSCI SOUTH AFRICA ANNUAL PROPERTY INDEX; STANDING INVESTMENTS

30.0

™
)
'se] 172l B2k
‘Tl I~
NI

25.0

20.0

23.2

15.0

15.2
16.1

15.1

10.0

12-MONTH PERFORMANCE

13.0
sl

11.0
10.6
9.2
10.8

5.0

0.0
95 96 97 98 99 00 01 02 03 04 05 06 07 08 09 10 11 12 13 14 15 16

Source: MSCI

11.9

10.0




Historical SAPY Distribution Growth
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Global Economic Growth Is Slowing

Global economic growth is slowing
Latest World Economic Outlook growth
pProjections.
[(percent change)
Progections
2018 2019 2020
World Output 26 2.0 3.4
Advanced Ecomnomiess 2.3 1.7 1.7
Uinited States 29 2.4 21
Eurac Area 1.9 1.2 1.4
Germarny 1.5 0.5 1.2
France 1.7 1.2 1.3
Italy o9 oo 0.5
Spain 26 22 1.8
Japan 0.8 0.9 0.5
Umited Kingdom 1.4 1.2 1.4
Canada 1.9 1.5 1.8
Crther Advanced Economies. 26 1.6 210
Emerging Market and Developing Economiaes a4 5 3.9 4.6
Ermerging and Developing Asia 5.4 5.9 5.0
China il 5.1 58
India 6.8 6.1 T
ASEAMN-S 52 4.8 4.9
Ermerging and Developing Europe 31 1.8 2.5
Russia 23 1.1 1.9
Latin Amenca and the Caribbean 1.0 0.2 1.8
Brazil 1.1 0.9 2.0
Mexico 20 04 1.3
Middle East and Central Asia 1.9 Oosr 2.5
Sauwud Arabia 2.4 0.2 22
Sub-Saharan Africa 32 32 36
MNigeria 1.9 23 25
South Africa o8 o7 1.1
Low-lnocorme Developing Countries 5.0 5.0 51
Source: IMF Waorld BEconaomeic Outlooalk, October 2079




The performance in Africa will be influenced by
commodity prices — IMF Forecasts

Figure 1.5. Sub-Saharan Africa: Real GDP per Capita, 1990-2023

Figure 1.2. Projected Change in Commodity Prices: Expected Changes,
Average 2019-20 versus 2018
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Slowdown in the Global Economy

Yopa

GDP Growth Rates,

Synchronised slowdown in the global economy
Deceleration in growth expected

Europe

Asia Pacific

Americas

0.0% 10% 20% 30% 40%
01718 w2019-20

5.0%

6.0%

(s

Global

Annual
Estate
15% -

-59% -

-10% -

Real Estate Returns

Developed Markets GDP Growth and MSCI Global Real
Index Total Return (%)

Forecast

GDP growth forecasts point
towards a stable outlook for
returns over the next two years
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Headline Inflation
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Policy Interest Rates
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Office Yields at Record Lows

Office yields at record lows... (@)JLL
Office Yields, 2007 — 2019
. Mean Prime Office Yields*
(1]
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Global Property Yield and Bond Rate Spreads

All-Property Yield (Average) and Bond Rate (End of Period), Quarterly, Percent
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Source: CBRE Research, National Sources & Macrobond, Q3 2019.
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Vacancy at Record Low

Office Vacancy Rates, Q3 2019
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Vacancy at record low in several markets
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European Office Market Vacancy and Rental Growth

Exhibit EURT: European Office Market Vacancy and Rental Growth

European Office Market Vacancy Rate (%) Office Vacancy Differentials and Rental Growth By Market (%)
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Global Real Estate Income and Capital Returns

Real Estate Investment Returns, All Property Types, Fixed Exchange Rates, Percent
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Global Cross Border Investments

Exhibit 4: Global Cross-Border Investment Activity

Global Cross-Border Investment Volume (§ Bil) Cross-Border Volume by Region and Origin of Capital ($ Bil)
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Sources: Real Capital Analytics, World Trade Organization, PGIM Real Estate. As of December 2019. PGIM




Destination of Cross-Regional Capital Flows by Buyer Origins FY 2018

Buyer Origin with  Total Change
Corresponding Outbound  from
Bubble Colour (USDbn) 2017
® Asia 44,1 § 2%
® Africa 28 § 5%
® Europe 234 1T 79%
@ Middle East 133 T % ‘
PACIFIC
® North America 62.5 1T 5% ‘
@® Padific 14 ‘ 32% SOUTH AMERICA Each bubble represents a total international capital inflow w )
from another region, identified in seven colours, in USD /

South America 0.3 1T 9%

billions. Transactions exclude development sites.
Source: CBRE Research & RCA (Americas), Q3 2019.




Real Estate Prospects Europe
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Business and Real Estate Prospects

Business confidence

20 [ R N
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Source: Emanging Trands Europa survey 2020

Table 3-1 Overall real estate prospects

Overall rank

Overall prospects

1 Pars 216
2 Berin A 213
3  Frankfurt 207
4 London AN203
5  Madrid 2189
6  Amsterdam A\ 185
7 Munich A\ 182
8 Hamburg - 168
9 Barcelona — 154
10 Lisbon —1.52
1 Milan —1.36
12 Dublin —135
Mean
13 Brussels —132 -w
14 Warsaw —114
15 Vienna —1.09
16 Luxembourg —1.06
17 Zurich — 85
18 Stockholm — 92
19 Copenhagen — 87
20 Prague — 85
21 Helsinki — 79
22 Home — .78
23 Manchester —_—T2
24  Birmingham — B4
25 Edinburgh — 60
26 Lyon N 50
27 Budapest 56
28 Athens 55
29 Oslo NS 3T
30 Istanbul 35
3 Moscow N AT

#™ More than 1 standard deviation above mean
— +/—1 standard deviation of mean

" More than 1 standard deviation below mean

Table 3-2 Local outlook: Change expected in rents and

capital values in 2020

Overall rank Rents
1 Athens AA44
2 Lisbon AN 38T
3 Berin N\ 3.84
4 Amsterdam A\378
5 Munich 384
6 Hamburg A 3.80
T Frankfurt #\ 373
8 Lyon #3866
9  Luxembourg #3639
10 Copenhagen A~ 3.69
11 Dublin AN 369
12 Paris A 365
13  Helsinki A\ 365
14 Oslo AN 3T5
15  Madrid 363
16 Vienna AN 350
17 Warsaw —347
18 Prague #. 354
19 Budapest /352
20 Milan #0351
21 Stockholm #3539
22 Barcelona — 343

23 Zurich —319
24 Brussels —_—3.32
25 Edinburgh —328
26 Rome — 318
27 Birmingham —3.24
28 Moscow —3.05
29 Manchester — a3
30 London — 265
3 Istanbul —_2.60
A~ Increase  — Stay thesame v Decrease

Source: Emerging Trends Europe survey 2020

Capital values
A~ 4.00
ANATS
A\370
AN3T74
#3367
A\ 365
™\ 3.62
AN 368
/N 3.64
#N\ 356
#3587
A\3.58
AN\ 3.58
— 347
A\ 354
N 3.62
AN35T
— 346
— 3.46
— 345
— 3.36
—3.24
—_3.45
—_—3.30
—_3n
—3.08
— 3.00
—_—311
— 3.00
— 257
— 256




Retail Market Analysis

Exhibit EUR2: Retail Market Analysis
MSCI All Retail Capital Value Growth (% p.a.)
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UK retail sector lost momentum in 2014 when
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Sources: Cushman & Wakefield, MSCI, PMA, Real Capital Analytics, PGIM Real Estate. As of December 2019. PCIM
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Demands in Fuel

Demand fuels record logistics pipeline ((QDJLL

Logistics, Completions, 2008 — 2019 (incl. build-to-suit and speculative)

55 U.S. mEurope mAsia Pacific

millions sqm

26.7m m?
- Average
2008-2018

2008 2009 2010 2011 2012 2013 2014 2015 2016 2017 2018 2019 (F)

U.S. based on aggregate of 52 city markets; Europe based on aggregate of 11 national markets; Asia Pacific based on aggregate of 10 city markets.

Forecast completions/future supply is based on hard data (projects confirmed in the pipeline or where construction has already started) with no assumptions on potential new projects. 12
Data as at 31 December 2018

Source: JLL, October 2019




Urban Land Institute Emerging Trends (2020)

Table 2-1 Sector prospects in 2020

Owverall rank Investment Rank Developrment Rank
1 Logistics facilities O 4. .35 2 O 4. 29 1
2 Retirement/assisted living O 4 37 1 O 4. 26 2
3 Co-living O o431 3 O 4 .23 3
3 Private rented residential O 417 ra L I i 5
5 Student housing O 4. 25 4 O 406 o
G Affordable housing O 413 9 O 417 <%
T Healthcare O 421 5 O 409 i
a8 Crata centres™ O 4148 a8 O A 14 [
9 Serviced apartments O 4 11 11 O 4 06 8
10 Flexible/services offices and co-working O 412 10 O 401 10
11 Industrial/ wareshouse O 403 12 O 3,98 11
12 Self-storage facilities™ O 419 5] o 3.81 15
13 Hotels O 403 13 O 3. 87 12
14 Housebuilding for sale O 392 15 O 3.87 13
15 Science parks”™ O 400 14 O 3. 76 16
16 Social houwsing O 3.84 17 O 3.87T 14
17 Central city offices O3 92 16 O 369 17
18 Leisure O 3.7 18 O 3 18
192 Parking O 3. 56 19 Oy 339 19

20 Business parks O 3.39 20 O 3.1C 21
21 Suburban offices O 3.3 21 O 3. 22 20
22 High street shops O 3.02 22 O 275 22
23 Retail parks O 2 90 23 O 2449 24
24 City centre shopping centraes O 2.8 249 O 2 4.4 23
25 Qut-of-town shopping centres O 2. a7 25 O 218 25

O Generally good = abowve 3.5 O Fair = 2.5-3.5 O Generally poor = under 2.5
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