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Insights Unveiled:
MSCI/AREF UK Property Fund Index Analysis Webinar

Friday 19 April 2024

(To ask a question throughout this webinar - click the Q&A button at the bottom of your screen to bring up the Q&A board)

D- This webinar will be recorded
]
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Welcome

Mark Clacy-Jones
Head of Real Estate Strategy, abrdn
& Chair of AREF’s Research Committee

E].' AREF



Speakers for today

Bryn Frost, Real Estate Tom Richardson, Fund Ed White

Fund Strategist at Manager at AEGON Head of UK Consultants
Abrdn Asset Management MSCI Real Estate
& Chair of AREF’s Index
Committee
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Agenda

09.15 Welcome from Mark Clacy-Jones, abrdn

09.20 Presentation of the MSCI/AREF UK PFI from Ed White, MSCI

09.40 Views on the results from Tom Richardson, Aegon & Bryn Frost, abrdn
09.45 Q&A & panel discussion

10.00 Finish

@ A R E F (To ask a question throughout this webinar - please use the Q&A panel to type your question to the Moderator)
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Global Real Estate Transaction flows 2023

$1.3b to Asia

@

Pacific

Source: MSCI RCA UK Capital Trends March 2024 Direct commercial property acquisitions; development sites excluded. Flows greater than $1 billion shown.



Sources of Capital Entering UK Market Last 12
Months totals over £19Bn
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MSCI &} source: MSCI RCA UK Capital Trends March 2024



United Kingdom - Monthly Transaction Volume (£
Billions)

£12b
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So where is capital being deployed?

m23Q2 = 2303 23Q4 ®24Q1 m Change vs. 2015-19 Average
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MSCI ¢ 1 UK Transaction Volumes by Segment. Q2'23-Q1'24.
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Trading in the MSCI/AREF UK PFI
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Investment Flows: Net new Investment in funds
per quarter to December 2023
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Composition of Index % NAV

Airport Industrial Property Unit Trust

Industrial Property Investment Fund

(4]

Nuveen Real Estate Central London Office Fund

Nuveen Real Estate UK Retail Warehouse Fund

@

The Leisure Fund LP

UNITE UK Student Accommodation Fund

AEW UK Impact Fund

AXA UK Long Lease Property Fund

BlackRock UK Long Lease Property Fund

Fiera Real Estate Long Income Fund UK (FRELIF)
KFIM Long Income Property Unit Trust

Lime Property Fund

LPI (Limited Price Inflation) Income Property Fund
M&G Secure Property Income Fund

PGIM Real Estate UK Ground Lease Fund

Standard Life Investments Long Lease Property Fund

= Balanced Funds

= Long Income Funds

= Other Funds

AEW UK Core Plus Property Fund

BlackRock UK Property Fund

CBRE UK Property PAIF

COIF Charities Property Fund

Federated Hermes Property Unit Trust

Fidelity UK Real Estate Fund

Legal & General Assurance (Pensions Management) Ltd

MC PUT

Nuveen Real Estate UK Property Fund
Patrizia Hanover Property Unit Trust

Royal London Property Fund

Royal London UK Real Estate Fund
Schroder Capital UK Real Estate Fund
Standard Life Pooled Property Pension Fund
The Charities Property Fund

The Diversified Property Fund for Charities
The Local Authorities Property Fund

The Property Income Trust for Charities
Threadneedle Pensions Limited
Threadneedle Property Unit Trust

Tritax Property Income Fund

Triton Property Fund LP

Source: MSCI AREF Property Fund Digest




Structural Change in Indexes

Balanced Funds (Property only) End Point breakdown across indexes
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.‘ Source: MSCI AREF Property Fund Digest
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A new way of analysing the index......
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Segment Allocation as % NAV
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MSCI ;; Source: MSCI AREF Funds Digest




Total Return — Direct Property 12 Months and 3
Years — MSCI| AREF All Fund Index

% Total Return

Standard Retail - South East
Standard Retail - Rest of UK

Retail Warehouse

Shopping Centre

Supemarkets

Office - City

Office - West End & Mid Town
Office - Rest of South East

Office - Rest of UK

Standard Industrial - South East
Standard Industrial - Rest of UK
Distribution Warehouse - South East
Distribution Warehouse - Rest of UK
Residential excl. Student Accommodation
Student Accommodation

Hotel

Leisure

Healthcare

Other Property
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MSCI %}  Source: MSCI Portfolio Insights DATA TO END 2023




Total Return Annualised for all Indexes
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Total Return 1990-2024 Q1 - 12 Month Rolling

MSCI/AREF UK All Property Fund Index
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Total Return Last Ten Years — 12 Month Rolling

MSCI/AREF UK All Property Fund Index & Sub Indexes
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40.0

12 Month Interquartile Range — Total Return - All

Fund Index
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Propensity to Outperform
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Percentage of funds outperforming over 5

years a0
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Balanced Funds Long Income

18% of balanced funds outperform every year for 5
years

S5Years 4 Years 3 Years 2Years 1 Year

=—=Balanced Funds  =====|ong Income Funds

MSCI ‘;i Source: MSCI AREF Funds Digest




A spread of 25% between top and bottom performing
portfolios.....where does this place historically?

Dec-2023
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Jun-1992
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0 50 100 150 0 50 100 150

¥ Long Income Funds mBalanced Funds

M SC | ‘;i Source: MSCI AREF Funds Digest



Why did some funds outperform?

4.0%

Top quartile performeys, 2.9%
2.0% //
—

0.0%

o MSCI AREF Index

-4.0%

12-month total return

-6.0% Bottom quartile performers, -5.8%

-8.0%

-10.0%

0 0.25 0.5 0.75 1
Quartile

MSCI zi Source: MSCI




Characteristics of outperformers and
underperformers (direct property)

MSCI AREF Top

Index quartile
12-month performance*
Total return -1.4% 2.9% -5.8% 0%
Income return 4.8% 4.7% 49% 3 5
Capital return -5.9% A7%  -10.2% Top quartile performers, 2.9%
2.0%
Average fund size 1,026 1,205 1,160
Average asset size 18.3 17.8 21.1 - ——
o
Asset allocation Z
Shopping Centres 1% 0% 1% = 20% MSCI AREF Index
Retail Warehouse 9% 5% 7% 3
Other Retail 8% 9% 7% <
Office 20% 1% 27% § "40%
Industrial 40% 53% %% &
ﬁei"‘:e"“al 3:: 8:: lg T .60% Bottom quartile performers, -5.8%
ote
Other 10% 16% 11%
-8.0%
Income profile
Unexpired lease term** 104 9.5 14.7 10.0%
Vacancy rate (OMRV%) 8.2% 7.7% 6.5% AGoe 0.25 0.5 0.75
Over-renting (%RP) 8.7% -9.4% -9.5% .
Ouartile
Activity
Turnover, % 12.4% 10.9% 13.3%
Net Inv't, % -9.4% -7.2% -11.5%
* Weighted average

** Breaks exercised, 30-year cap

Source: MSCI




Performance against other asset classes
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NOTE: Results shown here for direct real estate and fund-level real estate are basaed on separate quarterly samples with specific sources indicated below. &

N\

Sources: EQUITIES: MSCI, Mid & Large Cap. Index, Total Return, GBP BONDS/FIXED INCOME: JP Morgan. GBI Broad, Traded, Index, 7-10 Year, Total Return, GBP; PROPERTY EQUITIESY
GB/Real Estate, Gross Total Return, GBP, series#115585; DIRECT REAL ESTATE (ASSET LEVEL): MSCI, MSCI AREF UK Quarterly Property Fund Index (and monthly index); NET FUND LEVEL L
ESTATE: MSCI, MSCI UK Quarterly Property Fund Index.
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Panel Discussion & Q&A

(To ask a question - please use the Q&A panel to type your question to the Moderator)
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About MSCI

= MSCIlis a leading provider of critical decision support tools and services for the global investment community. With over
50 years of expertise in research, data and technology, we power better investment decisions by enabling clients to
understand and analyze key drivers of risk and return and confidently build more effective portfolios. We create industry-
leading research-enhanced solutions that clients use to gain insight into and improve transparency across the
investment process. To learn more, please visit www.msci.com.

MSCI
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http://www.msci.com/

MSCI

Notice and Disclaimer

This document and all of the information contained in it, including without limitation all text, data, graphs, charts (collectively, the “Information”) is the property of MSCI Inc. or its subsidiaries (collectively, “MSCI”), or MSCI’s licensors, direct or indirect suppliers or any third party involved in making or compiling any Information (collectively, with MSCI, the “Information Providers”) and is provided
for informational purposes only. The Information may not be modified, i , reproduced or redisseminated in whole or in part without prior written permission from MSCI. All rights in the Information are reserved by MSCI and/or its Information Providers.

The Information may not be used to create derivative works or to verify or correct other data or information. For example (but without limitation), the Information may not be used to create indexes, databases, risk models, analytics, software, or in connection with the issuing, offering, sponsoring, managing or marketing of any securities, portfolios, financial products or other investment vehicles
utilizing or based on, linked to, tracking or otherwise derived from the Information or any other MSCI data, information, products or services.

The user of the Information assumes the entire risk of any use it may make or permit to be made of the Information. NONE OF THE INFORMATION PROVIDERS MAKES ANY EXPRESS OR IIMPLIED WARRANTIES OR REPRESENTATIONS WITH RESPECT TO THE INFORMATION (OR THE RESULTS TO BE OBTAINED BY THE USE THEREOF), AND TO THE MAXIMUM EXTENT PERMITTED BY APPLICABLE LAW,
EACH INFORMATION PROVIDER EXPRESSLY DISCLAIMS ALL IMPLIED WARRANTIES (INCLUDING, WITHOUT LIMITATION, ANY IMPLIED WARRANTIES OF ORIGINALITY, ACCURACY, TIMELINESS, NON-INFRINGEMENT, COMPLETENESS, MERCHANTABILITY AND FITNESS FOR A PARTICULAR PURPOSE) WITH RESPECT TO ANY OF THE INFORMATION.

Without limiting any of the foregoing and to the maximum extent permitted by applicable law, in no event shall any Information Provider have any liability regarding any of the Information for any direct, indirect, special, punitive, consequential (including lost profits) or any other damages even if notified of the possibility of such damages. The foregoing shall not exclude or limit any liability that
may not by applicable law be excluded or limited, including without limitation (as applicable), any liability for death or personal injury to the extent that such injury results from the negligence or willful default of itself, its servants, agents or sub-contractors.

Information containing any historical information, data or analysis should not be taken as an indication or guarantee of any future performance, analysis, forecast or prediction. Past performance does not guarantee future results.

The Information should not be relied on and is not a substitute for the skill, judgment and experience of the user, its management, employees, advisors and/or clients when making investment and other business decisions. All Information is impersonal and not tailored to the needs of any person, entity or group of persons.

None of the Information constitutes an offer to sell (or a solicitation of an offer to buy), any security, financial product or other investment vehicle or any trading strategy.

Itis not possible to invest directly in an index. Exposure to an asset class or trading strategy or other category represented by an index is only available through third party investable instruments (if any) based on that index. MSCI does not issue, sponsor, endorse, market, offer, review or otherwise express any opinion regarding any fund, ETF, derivative or other security, investment, financial

product or trading strategy that is based on, linked to or seeks to provide an investment return related to the performance of any MSCI index (collectively, “Index Linked Investments”). MSCI makes no assurance that any Index Linked Investments will accurately track index performance or provide positive investment returns. MSCI Inc. is not an investment adviser or fiduciary and MSCI makes no
DI ion regarding the advisability of investing in any Index Linked Investments.

Index returns do not represent the results of actual trading of investible assets/securities. MSCI maintains and calculates indexes, but does not manage actual assets. Index returns do not reflect payment of any sales charges or fees an investor may pay to purchase the securities underlying the index or Index Linked Investments. The imposition of these fees and charges would cause the
performance of an Index Linked Investment to be different than the MSCI index performance.

The Information may contain back tested data. Back-tested performance is not actual performance, but is hypothetical. There are frequently material differences between back tested performance results and actual results subsequently achieved by any investment strategy.

Constituents of MSCI equity indexes are listed companies, which are included in or excluded from the indexes according to the application of the relevant index methodologies. Accordingly, constituents in MSCI equity indexes may include MSCI Inc., clients of MSCI or suppliers to MSCI. Inclusion of a security within an MSCI index is not a recommendation by MSCI to buy, sell, or hold such security,
nor is it considered to be investment advice.

Data and information produced by various affiliates of MSCI Inc., including MSCI ESG Research LLC and Barra LLC, may be used in calculating certain MSCI indexes. More information can be found in the relevant index methodologies on www.msci.com.
IMSCl receives compensation in connection with licensing its indexes to third parties. MSCI Inc.’s revenue includes fees based on assets in Index Linked Investments. Information can be found in MSCI Inc.’s company filings on the Investor Relations section of www.msci.com.

MSCI ESG Research LLC is a Registered Investment Adviser under the Investment Advisers Act of 1940 and a subsidiary of MSCI Inc. Except with respect to any applicable products or services from MSCI ESG Research, neither MSCI nor any of its products or services recommends, endorses, approves or otherwise expresses any opinion regarding any issuer, securities, financial products or
instruments or trading strategies and MSCI’s products or services are not intended to constitute investment advice or a recommendation to make (or refrain from making) any kind of investment decision and may not be relied on as such. Issuers mentioned or included in any MSCI ESG Research materials may include MSCI Inc., clients of MSCI or suppliers to MSCI, and may also purchase research
or other products or services from MSCI ESG Research. MSCI ESG Research materials, including materials utilized in any MSCI ESG Indexes or other products, have not been submitted to, nor received approval from, the United States Securities and Exchange Commission or any other regulatory body.

Any use of or access to products, services or information of MSCI requires a license from MSCI. MSCl, Barra, RiskMetrics, IPD and other MSCI brands and product names are the trademarks, service marks, or registered trademarks of MSCI or its subsidiaries in the United States and other jurisdictions. The Global Industry Classification Standard (GICS) was developed by and is the exclusive property
of MSCI and S&P Global Market Intelligence. “Global Industry Classification Standard (GICS)” is a service mark of MSCI and S&P Global Market Intelligence.

Privacy notice: For information about how MSCI collects and uses personal data, please refer to our Privacy Notice at https://www.msci.com/privacy-pledge.
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Contact us

AMERICAS EUROPE, MIDDLE EAST & AFRICA ASIA PACIFIC

Americas +1 888 588 4567 * Cape Town +27 21 673 0100 China North 10800 852 1032 *
Atlanta +1404 551 3212 Frankfurt +49 69 133 859 00 China South 10800 152 1032 *
Boston +1617 532 0920 Geneva +41228179777 Hong Kong + 852 2844 9333
Chicago  +1312 675 0545 London +44 207618 2222 Mumbai +91 22 6784 9160
Monterrey +52 81 1253 4020 Milan +39 02 5849 0415 Seoul 00798 8521 3392 *

New York + 1212 804 3901 Paris 0800915917 * Singapore 800 852 3749 *

San Francisco + 1415 836 8800 Sydney  +61290339333

Sdo Paulo +55 113706 1360 Taipei 008 0112 7513 *

Toronto  +1416 628 1007 Thailand 0018 0015 6207 7181 *

* = toll free Tokyo +81 35290 1555

msci.com

clientservice@msci.com
esgclientservice@msci.com

M S ‘ I The process for submitting a formal index complaint can be found on the index regulation page of MSCI’s website at:
https://www.msci.com/index-regulation.
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