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Overview

During March 2020, the negative impact of Covid-19 became evident in all markets, in line with the global
outbreak outside of China. Following its recognition as a pandemic by the World Health Organization (WHO)
on March 11, all sectors and regions saw sharp falls.

The FTSE EPRA Nareit (FEN) Global Developed Real Estate Index lost 22.5% during March and pulled down
annual return to -21.4%. Global equities lost 12.6 % and global bonds gained 20 bps during the same period.

In terms of regional performance, real estate markets in Europe, Asia and North America displayed sharp
decreases of 21.2%, 20.4% and 23.9%, respectively. Meanwhile emerging markets lost 19.3% during the
month.

Focusing on sector performances in developed markets, only data centres increased by 11.8%, and the rest of
the sectors posted negative returns. Self-storage and industrial performed relatively better with -6.1% and
-6.8% returns, respectively. The bottom performers were retail (-39.1%) and lodging/resorts (-38.05%),
which observed the most immediately visible impact from the early stage of the pandemic.

Highlights of the Month

The impact of Covid-19: comparison with past crises

To understand the potential impact of Covid-19 on real estate markets, the historical quarterly changes are
analysed comparing it with two recent crises, the Global Financial Crisis (GFC) and the Eurozone Debt Crisis
(EDC) (Fig. 1).

The FEN European Index experienced the second sharpest quarterly drop in the index history with a loss of
26.7% in 2020-Q1, after the worst quarterly performance in 2008-Q4 with a 34.8% decline, due to the
negative impact of the GFC. Another influential crisis was the EDC which caused a -17.4% loss in 2011-Q3. The
GFC is the deepest shock ever, not only in terms of the magnitude, but also in terms of subsequent negative
impacts. Indeed, the FEN Developed Europe Index lost 16.5% in 2009-Q1.

The EDC had relatively limited impact on European markets, which displayed a recovery in the following
quarters (0.2% in 2011-Q4 and 9.2% in 2012-Q1) in contrast with the GFC (-16.5% in 2009-Q1). The central
banks and financial institutions took actions to reqgulate the monetary policies and financing conditions, which
triggered significant change in LTV ratios and liquidity levels in the real estate sector.

Itistoo early to estimate how long will the Covid-19 pandemic last, and it is not easy to assess further impacts
on the economy and business under uncertain conditions. However, authorities have taken some measures to
mitigate the negative impacts and markets seem to react slowly but in a positive direction.
You can find further analysis examining weekly changes and market response in the next section.
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FTSE EPRA Nareit Global Index Total Return
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Fig. 1. Developed Europe Index : Quarterly Change (%)
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Source: EPRA, Bloomberg. Data is compiled from the FEN Index, FTSE Index and JPM
Index series.
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Return Analysis of weekly changes: by sector and region

Fig. 2. Developed Europe : Total Return by Sector:
As given in the table below and in Fig. 2, the negative impact of Covid-19 became obvious since the second (31/12/2019=1000)

half of February. Most of the European countries started to consider implementing more strict measuresin 1299
line with the increasing number of cases and fatalities, which indicated that the EU has become the new 1100
epicentre of the global outbreak outside of China. The worst week was March 9-13, when the markets 1000

recognised

experienced the sharpest loss since the beginning of the pandemic. Lodging/resorts and retail were hit the zgg

most compared to other sectors, with the highest falls of 39.1% and 26.4%, respectively. 700

The markets have started to perform better posting positive returns in the week of March 23-27. It might be 600 E

an indication of a positive reaction to governments' actions to mitigate the negative impacts on business and 238 i

to avoid further economic slowdown. 300 !_ -

Focusing on the YTD returns, healthcare (-6.9%) looks relatively resilient compared to the rest of the sectors &« 8§ 8§ 8 &8 8 § /8 & ’§ ]/ & <&

in Europe. Except retail, which continued to post negative returns during March, all sectors displayed a slight § fg E E E e ® @ & 3 3 3 3

recovery in the last week of the month. w2 B § & ~ YN 8 oo g' N

Focusing on regions (Fig. 3), the negative impact of Covid-19 has started to be observed in the emerging ~ — Healthcare Self-Storage Industrial —— Office
Residential — R etail e | 0dging/Resorts

m.arkets at the beginning of Jan.uary and became evident in the deve'loped markets in m|d-F.ebruary in line Source: EPRA, Bloomberg. Data is compiled from the FEN Index and FTSE Index
with the global outbreak. Especially as Europe, and later North America, became the new epicentres of the . jas

pandemic. Markets displayed a slight improvement during the last week of the month (March 24-27); North

America, Asia and Europe posted a weekly return of 14%, 13% and 5%, respectively. Meanwhile, emerging Fig. 3. Total Return by Region: (31/12/2019=1000)

markets gained 3%. 1100
Developed Europe:  Weekly Total Return by Sector as of 31/03 1oeo
31-Jan 28-Feb 06-Mar 13-Mar 20-Mar 27-Mar | YTD 900
Developed Europe -1.0% -11.6% 0.5% -20.0% -9.7% 51% -25.8% 800
Healthcare 3.3% -11.8% 31%  -16.6% -5.6% 13.6% -6.9%
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Lodging/Resorts -0.2% -21.6% -9.4% - -34.5% - -62.6% == == == = Emerging Markets Dev. Europe e Dev. North America s Dev. Asia

Source: EPRA, Bloomberg. Data is compiled from the FEN Index.
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Fig. 4. Global Weights (EUR)*

Fig. 5. REIT / Non-REITs

Fig. 6. Focus Split
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FTSE EPRA Nareit Developed Europe - Country Indices

% Total Returns Mar-20 YTD 1yr  3yrs* 5yrs* 10 yrs*
Europe (EUR) -21.2 -25.8 -15.4 -0.2 -0.9 7.7
Europe ex UK (EUR) -21.4 -24.0 -14.8 1.4 1.8 8.1
UK (GBP) -18.3 -21.5 -14.8 -3.0 -2.9 6.1

France (EUR) -29.8 =359 -23.5 -5.6 -4.9 5.0
Netherlands (EUR) -47.2 -58.5 -58.4 -31.5 -21.4 -8.7
Germany (EUR) -13.8 -14.0 -13.0 8.1 8.2 133

FTSE EPRA Nareit Asia - Country Indices

% Total Returns Mar-20 YTD 1yr  3yrs* 5yrs* 10 yrs*
Asia (EUR) -20.4 -25.2 28,3 -3.4 -1.7 5.3
Hong Kong (HKD) -10.0 -20.0 -31.0 -2.0 -0.2 2.2
Japan (JPY) -19.8 =253 -18.7 -1.6 -39 59
Australia (AUD) -38.8 -39.9 -37.7 =0o3) -1.2 6.3
Singapore (SGD) -16.9 19:8 -9.4 3.0 2.7 4.5

FTSE EPRA Nareit Developed North America - Country Indices

% Total Returns Mar-20 YTD 1yr  3yrs* 5yrs* 10 yrs*
North America (USD) -24.0 -29.3  -24.1 -4.1 =13 6.6
United States (USD) =285 -29.0 -23.8 -4.2 -1.4 6.8
Canada (CAD) -28.0 -27.8  -24.1 Skl 1.2 6.8

FTSE EPRA Nareit Emerging - Country Indices

% Total Returns Mar-20 YTD 1yr 3yrs* 5 yrs*
Emerging (EUR) -36.1 -49.5 -49.1 -25.6 =159
Emerging EMEA (EUR) -11.4 -11.1 13.7 -18.2 -13.2
Emerging Europe (EUR) -39.1 -53.1 -53.0 -26.7 -16.1
Emerging MEA (EUR) -14.3 -21.4 -15.0 7.8 7.0
Emerging APAC (EUR) -42.7 -48.5 -30.6 -13.7 -9.6
Emerging Americas (EUR) -36.1 -49.5 -491 -25.6 -15.9

(*) Annualised.
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FTSE EPRA Nareit Developed Index FTSE EPRA Nareit Developed Index - Top 10 Constituents

During March 2020, the FEN Developed Index lost 22.5%, compared to a gain of 20 bps by global bonds ~ Company Sector Country  Total Return
and a loss of 12.6% by global equities. In terms of regional performance, Europe, Asia and North America ProLogis USA Industrial USA v 0%
) ] ’ ’ Digital Realty Trust Data Centers USA 16.6%

posted negative returns of 21.2%, 20.4% and 23.9%, respectively. Public Storage, Inc. Self-Storage USA v 4%
Over a one-year period, global real estate investments posted a negative return of 21.4% compared toa  VonoviaSE Residential GER v 1.7%
loss of 7.5% from global equities and a gain of 9.9% from global bonds. Annualised ten-year rolling returns ~ Eduity Residential Properties Trust Residential USA v -17.0%
for real estate investments stand at 7.5%, while general equities posted a 6.4% return and bonds gained AvalonBay Communities, Inc. Residential USA M 25.8%
o ] ) ’ Welltower Inc. Healthcare USA v -38.8%
5.2% during the same period. Sun Hung Kai Properties Limited Diversified HK v -6.6%
All countries in developed markets posted negative returns, Finland (-8.0%) and Belgium (-11.5%)  LinkREIT Retail HK v -9.0%
performed relatively better within all regions. Focusing on sector performances, data centres Mitsubishi Estate Company, Limited Diversified JA Y -12.6%

outperformed with 11.8% return, while the rest of the sectors posted negative returns. Self-storage (-6.1%) [N LD e L s e L

and industrial (-6.8%) performed relatively better. Meanwhile retail was the worst performer with a loss of ~ Company Sector Country  Total Return
39.1%, followed by specialty (-38.7%) and lodging/resorts (-38.0%). Digital Realty Trust Data Centers — USA 16.6%
Assura plc Healthcare UK 14.3%

At the end of March 2020, the FEN Developed Index counted a total of 335 constituents, representing a Americold Realty Trust Industrial USA 1N.7%
free float market capitalisation of over EUR 1.1 trillion. Primary Health Properties Healthcare UK 10.9%
WDP NV Industrial BELG 8.1%

8 : Easterly Government Properties Office USA 4.8%

The FEN Emerging Index lost 19.3% during the month, bringing in a negative annual return of 19.5%, at Kojamo plc Residential FIN 3.9%
the end of March 2020. Meanwhile, emerging bonds and equities lost 9.7% and 16.1%, respectively. As a Champion REIT Diversified HK 3.8%
result, annual return stands at -3.1% for bonds and -15.4% for equities. CyrusOne Data Centers USA 2.8%

FTSE EPRA Nareit Emerging - Top 10 Constituents

In terms of sector performance, all sectors posted negative returns during March. Residential sector
performed relatively better with a -16.6% return, while retail (-35.4%), healthcare (-31.9%) and office ~ Company Sector Country  Total Return

H 1 1 - 0,
(-30.4%) were the bottom performers in the emerging markets. China ngrseas Lé.md & 'nveétment Ltd. R,es'd?n.t'al CHN M 8.0%
Sunac China Holdings (P Chip) Diversified CHN v -15.5%
Focusing on country performances, Czechia (-2.7%), China (-10.9%) and Saudi Arabia (-15.7%) were top China Resources Land Ltd Diversified CHN v -1.0%
performers compared with the bottom performers: Brazil (-48.8%) and South Africa (-46.2%). Country Garden Holdings Residential CHN v -9.1%
. . . . . Longfor Properties Co. Ltd. Diversified CHN 4.7%
During the quart.erly review, four compames (Axis Real estate Investment Trust Malayma, .Mabanee China Vanke Co., Ltd (H) Residential CHN v 14.8%
Company - Kuwait, Gruppa LSR - Russia, Halk GYO - Turkey) have been added to the index, while a total SM Prime Holdings Divarsifiag PHIL = 25099
of seven companies have been deleted from the index. Shimao Property Holdings Diversified CHN v -2.2%
At the end of March 2020, the FEN Emerging Index counted a total of 137 constituents, representing a free éﬁala 'J‘?”d oldings B?Vers?gej E:"\'I v '2121'23’
float market capitalisation of around EUR 139 billion. e D wersiie M —
You can read recent 2019 H2 updates, access our report Emerging Market Report 2019 H2.
European Public Square de Meeus, 23 T +32(0) 27391010 W www.epra.com
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FTSE EPRA Nareit Developed Europe Index

During March, the FEN Developed Europe Index posted a
negative return of 21.2%, while Europe equities and bonds
lost 13.9% and 1.6%, respectively.

The Germany Index, the UK Index and the France Index
lost 13.8%, 18.3% and 29.8%, respectively. The
Netherlands Index was the bottom performer with a loss
of 47.2%.

During 2020 Q1 review, Tritax Eurobox (UK, Non-REIT,
Industrial) and Amot Investments Ltd. (Israel, Non-REIT,
Diversified) have been added to the index.

Performance of Top 3 sectors: healthcare (-3.6%),
industrial (-5.5%), residential (-9.8%).

Performance of Top 3 constituents: Assura plc (14.3%,
UK, healthcare), Primary Heath Properties (10.9%, UK,
healthcare), WDP NV (8.1%, Belgium, industrial).

FTSE EPRA Nareit Developed Asia Index

The FEN Developed Asia Index slipped 20.4%, while Asia
equities and bonds lost % 10.5% and 1.4%, respectively.

The Hong Kong Index, the Singapore Index and the
Japan Index lost 10.0%, 16.9% and 19.8% respectively.
The Australia Index lost 38.8%, as the bottom performer
in the region (in local currencies).

Two New Zealand companies, namely Goodman
Property Trust (REIT, Industrial) and Precinct Properties
New Zealand (Non-REIT, Diversified) have been added to
the index, during the quarterly review.

Performance of Top sector: residential
industrial/office (-9.8%), industrial (-13.5%).

Performance of Top 3 constituents: Champion REIT
(3.8%, Hong Kong, diversified), Keppel DC REIT (-1.3%,
Singapore, data centres), Daiwa House REIT (-2.0%,
Japan, residential).

(-6.5%),

Developed Furope representing a free float MCap of Developed Asia representing a free float MCap of around

around EUR 199 billion with 101 constituents

EUR 275 billion with 89 constituents
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FTSE EPRA Nareit North America Index

The FEN North America Index lost 23.9%, compared to a
gain of 3.5% from bonds and a loss of 12.6% from
equities.

The Canada Index and the U.S. Index slipped 28.0% and
23.5%, respectively, during the month (in local
currencies).

During the quarterly review, three USA constituents,
Washington Prime Group Inc., Retail Value Inc. and
Hersha Hospitality Trust have been deleted from the
index.

Performance of Top 3 sectors: data centres (12.6%),
self-storage (-5.5%), industrial (-5.7%).

Performance of Top 3 constituents: Digital Realty
Trust. (16.6%, USA, Data Centres), Americold Realty
Trust (11.7%, USA, industrial), Easterly Government
Properties (4.8%, USA, office).

Developed North America representing a free float

MCap of around EUR 619 billion with 143 constituents

Developed Europe Sector Split
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FTSE EPRA Nareit Monthly Index Performances (EUR)
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Link to Reports & Contacts

Monthly Statistical Bulletin
Monthly Published NAV Bulletin
Monthly LTV Report

LISTED REAL ESTATE IN A
MULTI-ASSET PORTFOLIO: A

Visit our website to read our reports:
Monthly Reports
Index Ground Rules Version 9.4

Emerging Markets H2 2019 (semi-
annual)

EUROPEAN PERSPECTIVE

SEPTEMBER 2019

Download the latest report by Oxford Economics

Total Markets Table (quarterly) EPRA Market Research Report:

Explore our interactive
infographic

Global Real Estate
Total Markets Table
Q42019

Disclaimer

EPRA does not intend this presentation to be a solicitation
related to any particular company, nor does it intend to provide
investment, legal or tax advice. Investors should consult with
their own investment, legal or tax advisers regarding the
appropriateness of investing in any of the securities or
investment strategies discussed in this presentation. Nothing
herein should be construed to be an endorsement by EPRA of
any specific company or products or as an offer to sell or a
solicitation to buy any security or other financial instrument or to
participate in any trading strategy. EPRA expressly disclaims any
liability for the accuracy, timeliness or completeness of data in
this presentation. Unless otherwise indicated, all data are derived
from, and apply only to, publicly traded securities. Any
investment returns or performance data (past, hypothetical or
otherwise) are not necessarily indicative of future returns or

EPRA CONTACTS:
Dilek Pekdemir, PhD.
Research Manager

d.pekdemir@epra.com

Ali Zaidi

Director Research & Indices
a.zaidi@epra.com

David Moreno
Senior Analyst Indices & Research
d.moreno@epra.com

Lourdes Calderon Ruiz
Senior Analyst Indices & Research

l.calderonruiz@epra.com
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