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INTRODUCTION

The current global pandemic and COVID-19 crisis has led to the acceleration of certain
trends in global real estate. Given this and the economic uncertainty, institutional
investors throughout the world remain acutely focused on evaluating risks and
opportunities. Taken together with the cyclical nature of real estate, many are asking
what this means, and where investment opportunities lie, for their portfolios.

In this, we present the executive summary for our View of the World in a unprecedented
year. We are pleased to share our views on the global outlook for real estate markets
and the different investment themes emerging around the world.

We develop these views from a unique vantage point, as one of the world’s leading
real estate investment advisers, driven by a number of key factors, including:

e Scale & Proprietary Data — derived from our work advising $146.4 billion
in clients real estate assets, and managing $18.7 billion of assets'

o Global Investment Capabilities — since 2004, we have committed or
invested capital to the value of $172 billion’

o Deal Sourcing — last year alone, we sourced over $39 billion
of potential co-investment opportunities

o Global Relationships — through which we receive best-in-class research

and commentary from a global network of real estate managers

To discuss any of the views or themes highlighted in this publication,
please don't hesitate to get in touch.
Thank you,

Prashant Tewari
Christian Nye

! As of December 31, 2019, Townsend provided advisory services to clients who had real estate/real asset allocations

exceeding $146.4 billion and had assets under management of approximately $18.7 billion

Townsend’s views are as of the date of this publication and may be changed or modified at any time and without notice. Past performance is not indicative of future results.
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Prashant Tewari is a partner of The Townsend Group and a member of

the Investment Commiittee and the Global Macro Strategy Committee.

Mr. Tewari leads global investment strategy for the firm, bringing over
nineteen years of global real estate investment, capital raising, and banking
experience to the firm.

Prior to joining The Townsend Group in 2014, Mr. Tewari was a Co-Portfolio
Manager/Senior Research Analyst with Alliance Bernstein, responsible for
a $2.5 billion global fund investing in REITs and other real estate securities.

Mr. Tewari has previously held roles with McKinsey & Co., and Standard
Chartered Bank within the Asia real estate group. He has lived and worked
in the US, Europe, and Asia.

Mr. Tewari received an MBA with honors from the Booth School of
Management at the University of Chicago, a post-graduate diploma from the
Indian Institute of Management where he was awarded the Director’s medal
for academic excellence, and a BS from the Indian Institute of Technology.

Christian
Nye

Christian Nye joined Townsend in 2016 and is an Associate in the Advisory
Group and on the research team. His main responsibilities include
portfolio analytics, performance reporting, and supporting the development
of Townsend'’s View of The World.
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ECONOMIC OUTLOOK

Impact Of Pandemic On Real Estate Investment Strategy

Accelerating pre-COVID-19 trends

« Technology was already reshaping our living,

working shopping and socializing habits

« Now, our reliance on technology increased
significantly, accelerating many pre-COVID
trends

Source: The Townsend Group

Townsend’s views are as of the date of this publication and may be changed or modified at any time and without notice. Past performance is not indicative of future results.

Disruption effects of COVID-19

« The pandemic has led society to rethink living

and working arrangements, shaping new
preferences that may restructure demand for
real estate

Technology tools (like adequate bandwidth,
conferencing software, wide availability of
laptops across the workforce) that enable
work-from-home may reshape the future
work environment and, consequently, living
preferences

Dislocation effects of COVID-19

« Global to local shift, globalization came under
scrutiny when supply chains faltered during the
pandemic and a number of countries/companies
are calling for supply chain reshoring

- Travel restrictions and near-term impact of
COVID-19 has had a disproportionate effect
on select parts of the economy; real estate
assets servicing those sectors are operationally
challenged which is creating distress

- Since many of these assets fulfill important
societal needs, over time many of them are likely
to witness value appreciation leading to good
tactical investment opportunities
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ACCELERATING TRENDS

E-Commerce Filling the COVID-19 Gaps

« Prior to COVID-19, the industrial sector was « Long-term this shift in demand is forecasted to « The COVID-19 pandemic has demonstrated the
benefiting from the accelerating shift to e-commerce persist, with e-commerce as % of retail sales absolute essential need for retailers to have an
based consumption; COVID-19 materially projected permanently higher online presence and, at the very least, omnichannel
accelerated the utilization of e-commerce _ Bankruptcy of weaker retailers may create capabilities

— Older generations, which may have been the additional marginal tailwinds for e-commerce as
most hesitant to shop online, would reduce consumers seek out a greater variety of selection
personal risk the greatest by switching to
e-commerce based shopping
US E-Commerce Sales as a % of Total Sales 2Q20 Online Sales Growth YoY%
(Projections by Prologis Research)
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ACCELERATING TRENDS

Migration To Lower Cost, Less Dense Locations

« Working from home is forecasted to accelerate « Prior to COVID-19, migration toward smile states « Public market performance indicates strong bet
pre-existing migrations trends, especially in the US, was a common theme, given higher QOL, lower on outperformance of suburban residential going
which has broad implications for living and working taxes, and better weather. Post COVID-19 the trend forward
preferences is forecasted to accelerate as individuals seek to

— The response to work from home has been mixed, take advantage of remote work

but the reality is a number of employers may likely — Traditionally, gateway cities attracted talent with
offer the flexibility to retain staff and drive down high paying jobs, but these jobs are the same
operating costs via lower office space requirements jobs that can be done remotely
— High city taxes may hasten the pace of — In a restructured tech-based economy, remote
businesses relocating or adding additional work working allows companies to access the most
from home days to minimize local tax liabilities talented individuals for a given task/job
Propensity To Work From Home Unlevered US REIT Property Sector Returns

Since Feb 21st
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ACCELERATING TRENDS

COVID-19 Disruption Effects Will Create RE Risks and Opportunities

Work-from-home

De-densification

Strained financial
condition of the
millennials

Rethinking senior
living preferences

Source: The Townsend Group

Townsend’s views are as of the date of this publication and may be changed or modified at any time and without notice. Past performance is not indicative of future results.

DISRUPTION

Wide availability of technology that enables work-

from-home
Employer acceptance of the model

Lockdown experience demonstrated feasibility

Society reevaluating a decade and half trend of
moving to city centers

Growing preference to socially distance at work,
after a prolonged trend of reduction of space per
person

Millennials facing their second major crisis

Senior living could go from being a voluntary life
style change to more necessity driven

REAL ESTATE IMPACT

Overall, demand for office space likely to come under pressure

However, given the current conditions, the market is
overestimating the impact of this on demand for office

For those who will be able to work from home, the preference is
likely to shift to living in suburban locations

Muted demand for CBD office space in many large cities

While fewer people are expected to be working in CBD locations,
those that do will occupy more space per person (WFH may
effectively create more space per person in the office)

Demand for office space in desirable live-and-work neighborhoods
to rise

Migratory trends to lower cost-of-living and warmer cities in the
South and South East to gain momentum

Preference for renting likely to continue

Single family rentals likely to be a preferred property type given
that many millennials have, or about to have, school going
children

Demand for senior housing likely to remain muted

Single family living communities (e.g, around golf courses)
tailored to seniors may gain increased adoption
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ACCELERATING TRENDS

COVID-19 Is Likely To Create Dislocation/Distress Across Many Sectors

SECTORS POTENTIAL DISLOCATION

Hotels + Occupancy levels remain low as travel is restricted and on the margin some part of demand may be permanently impaired,
however, as travel comes back, well-located assets may sustain their income earning potential and hence their value

Student housing « Student population on campuses has dropped as temporary shift to online learning, aversion to virus exposure, and
international travel restriction continues

« However, most students still prefer to be on campus and as we emerge on the other side of this pandemic, the demand for
well-located good assets is likely to return

- Student housing continues to be selectively appealing, with asset quality, proximity to campus, and school quality being the
primary differentiating factors

Office « Work-from-home will likely reduce demand for office space, however, office assets located in desirable growth areas are likely
to gain momentum, especially those that conform to new distancing norms

« While demand for office space may be moderately impacted due to economic contraction and WFH, distressed investment
opportunities (if they arise) may offer attractive entry point

Senior housing « Given that many senior facilities saw outbreak of Covid-19, the demand for such assets is likely to remain low, however,
necessity based demand for highest quality assets may return

Debt « High yield debt interest rates have gone up due to risk aversion, however, debt for good quality collateral remains readily
available and low yielding

Source: The Townsend Group

Townsend’s views are as of the date of this publication and may be changed or modified at any time and without notice. Past performance is not indicative of future results. ACCELERATING TRENDS | 8




GENERAL DISCLOSURES

This presentation (the “Presentation”) is being furnished on a confidential basis to

a limited number of sophisticated individuals meeting the definition of a Qualified
Purchaser under the Investment Advisors Act of 1940 for informational and discussion
purposes only and does not constitute an offer to sell or a solicitation of an offer to
purchase any security.

This document has been prepared solely for informational purposes and is not to

be construed as investment advice or an offer or solicitation for the purchase or sale

of any financial instrument. While reasonable care has been taken to ensure that the
information contained herein is not untrue or misleading at the time of preparation,
The Townsend Group makes no representation that it is accurate or complete. Some
information contained herein has been obtained from third-party sources that are
believed to be reliable. The Townsend Group makes no representations as to the
accuracy or the completeness of such information and has no obligation to revise or
update any statement herein for any reason. Any opinions are subject to change without
notice and may differ or be contrary to opinions expressed by other divisions of The
Townsend Group as a result of using different assumptions and criteria. No investment
strategy or risk management technique can guarantee returns or eliminate risk in any
market environment.

Statements contained in this Presentation that are not historical facts and are based on
current expectations, estimates, projections, opinions and beliefs of the general partner
of the Fund and upon materials provided by underlying investment funds, which are

not independently verified by the general partner. Such statements involve known and
unknown risks, uncertainties and other factors, and undue reliance should not be placed
thereon. Additionally, this Presentation contains “forward-looking statements.” Actual
events or results or the actual performance of the Fund may differ materially from those
reflected or contemplated in such forward-looking statements.

Material market or economic conditions may have had an effect on the results
portrayed.

Neither Townsend nor any of its affiliates have made any representation or warranty,
express or implied, with respect to the fairness, correctness, accuracy, reasonableness
or completeness of any of the information contained herein (including but not limited to
information obtained from third parties unrelated to them), and they expressly disclaim
any responsibility or liability therefore. Neither Townsend nor any of its affiliates have
any responsibility to update any of the information provided in this summary document.

Townsend’s views are as of the date of this publication and may be changed or modified at any time and without notice. Past performance is not indicative of future results.

The products mentioned in this document may not be eligible for sale in some states

or countries, nor suitable for all types of investors; their value and the income they
produce may fluctuate and/or be adversely affected by exchange rates, interest rates, or
other factors. Prospective investors in the Fund should inform themselves as to the legal
requirements and tax consequences of an investment in the Fund within the countries of
their citizenship, residence, domicile and place of business.

There can be no assurance that any account will achieve results comparable to those
presented. Past performance is not indicative of future results.

Townsend is a wholly owned, indirect subsidiary of Aon plc.

NON-REGULATORY ASSETS UNDER MANAGEMENT:

As of December 31, 2019, Townsend had assets under management of approximately
$18.7 billion. When calculating assets under management, Townsend aggregates net
asset values and unfunded commitments on a quarterly basis. Townsend relies on third
parties to provide asset valuations, which typically takes in excess of 90 days after the
quarter end. Therefore, assets under management have been calculated using December
31, 2019 figures where available but may also include September 30, 2019 figures.
Assets under management are calculated quarterly and includes discretionary assets
under management and non-discretionary client assets where the client’s contractual
arrangement provides the client with the ability to opt out of or into particular
transactions, or provides other ancillary control rights over investment decision-making
(a/k/a “quasi-discretionary”). Regulatory AUM is calculated annually and can be made
available upon request.

ADVISED ASSETS:

As of December 31, 2019, Townsend provided advisory services to clients who had

real estate/real asset allocations exceeding $146.4 billion. Advised assets includes real
estate and real asset allocation as reported by our clients for whom Townsend provides
multiple advisory services—including strategic and underwriting advice for the entire
portfolio. Advised assets are based on totals reported by each client to Townsend or
derived from publicly available information. Advised assets are calculated quarterly.
Select clients report less frequently than quarterly in which case we roll forward prior
quarter totals
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DISCLOSURES

NOTE REGARDING PROJECTIONS AND FORWARD-LOOKING STATEMENTS:

The information provided in this report contains estimates, return data and
valuations that are based upon assumptions and projections. Such estimates

and assumptions involve judgments with respect to, among other things, future
economic and competitive conditions; real estate market conditions; occupancy
and rental rates; and the like, which may not be realized and are inherently subject
to significant uncertainties and changes, all of which are difficult to predict and
many of which are beyond the control of the General Partner and Townsend
Holdings LLC d/b/a The Townsend Group (“Townsend”) and the investment
managers of any indirect fund investments. Accordingly, no assurance can be
given that such projections will be realized, and actual conditions, operations

and results may vary materially from those set forth herein. The Limited Partner

is cautioned that the predictions and other forward-looking statements reflected
in this report involve risks and uncertainty, including without limitation, risks
incident to investment in real estate and to investment in “non-core” real estate
funds. In light of the foregoing factors, actual returns and results are likely to
differ substantially from the forward-looking statements contained in this report,
and the Limited Partner is cautioned not to place undue reliance on such forward-

” o« ” o«

looking statements and projections. The words “estimate,” “anticipate,” “expect,”
“predict,” “believe” and like expressions are intended to identify forward-

looking statements. Investors should make their own investment decisions
without relying on this document. Only investors with sufficient knowledge and
experience in financial matters to evaluate the merits and risks should consider
an investment in any issuer or market discussed herein and other persons should

not take any action on the basis of this document.

Townsend’s views are as of the date of this publication and may be changed or modified at any time and without notice. Past performance is not indicative of future results.

To recipients in the United Kingdom: This Commentary has been issued by
Townsend Holdings LLC and distributed by Townsend Group Europe Limited,
subsidiary which is authorized and regulated by the Financial Conduct Authority
(FCA) registration number 500908. Persons dealing with Townsend Group

Europe Limited outside the United Kingdom may not be covered by the rules

and regulations made for the protection of investors in the United Kingdom.

The investment concepts referenced in this commentary may be unsuitable for
investors depending on their specific investment objectives and financial position.

This commentary is disseminated in Asia by Townsend Group Europe Limited,
a subsidiary of Townsend Holdings LLC d/b/a The Townsend Group. Townsend
is a wholly owned, indirect subsidiary of Aon plc.
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DISCLOSURES AND
DEFINITIONS

The NFI-ODCE Index is a capitalization-weighted, gross of fees, time-weighted return index with
an inception date of 1/1/1978. Published reports may also contain equal-weighted and net of fees
information. Open-end funds are generally defined as infinite-life vehicles consisting of multiple
investors who have the ability to enter or exit the fund on a periodic basis, subject to contribution
and/or redemption requests, thereby providing a degree of potential investment liquidity.

The term Diversified Core Equity style typically reflects lower risk investment strategies utilizing
low leverage and generally represented by equity ownership positions in stable US operating
properties (as defined herein). The NFI-ODCE is a quasi-managed index based on the periodic
review by the Index Policy Committee (“IPC”) of the index’s criteria thresholds.

The S&P 500 Index is an unmanaged market capitalization weighted index of 500 common
stocks chosen for market size, liquidity, and industry group representation to represent US
equity performance.

The Barclays US Aggregate Bond Index is a broad-based benchmark that measures the
investment grade, US dollar-denominated, fixed-rate taxable bond market. The index includes
Treasuries, government-related and corporate securities, MBS (agency fixed-rate and hybrid
ARM pass-throughs), ABS and CMBS (agency and non-agency).

Index figures do not reflect deduction of fees, expenses, or taxes. One cannot invest directly in
an index.

Value-Added: Funds that generally include a mix of core investments and others that will have
less reliable income streams. The portfolio as a whole is likely to have moderate lease exposure
and moderate leverage. As a result, such portfolios should achieve a significant portion of the
return from appreciation and are expected to exhibit moderate volatility.

Opportunistic: Funds of preponderantly non-core investments that are expected to derive most
of their returns from appreciation and/or which may exhibit significant volatility in returns. This
may be due to a variety of characteristics such as exposure to development, significant leasing

risk, high leverage, or a combination of risk factors.

Townsend’s views are as of the date of this publication and may be changed or modified at any time and without notice. Past performance is not indicative of future results. DISCLOSURES | 1



