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Dagens program

9:00 Velkomst
Karina Hejlesen, PwC

9:15 Praesentation af rapporten 'Emerging Trends in Real Estate in Europe 2022'
Karina Hejlesen og Sgren Thorvaldsen Svane Keller, PwC

9:45 Det danske perspektiv pa rapporten 'Emerging Trends in Real Estate in Europe 2022’
Christian Stgtt Hansen, PwC

10:05 Pause og networking

10:30 Lagerbeskatning af investeringsejendomme
Sgren Thorvaldsen Svane Keller, PwC

10:50 Paneldebat: Hvilken betydning har ESG for ejendomsmarkedet?
e Peter Hebin Bruun, ATP Ejendomme A/S
e Torben Modvig, CASA A/S
e Rasmus Ngrgaard, Home.Earth & NREP
e Susanne Stormer, PwC

11:30 Frokost og networking



Tror du - i lyset af ESG, Brexit og Covid-
19 - at de mest populzre investerings-
byer vil vaere &ndret inden for de
kommende 5 ar?

o Aben din internet browser (Safari,
Chrome etc.) pa din telefon eller tablet.

e Skriv www.pollev.com/pwcevents113

9 Du er nu klar til at stemme

0 100 % 4

& https://pollev.com/futuretax :
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Emerging Trends
In Real Estate
Europe 2022

Road to recovery

Lisette van Doorn
Chief Executive, Europe
Urban Land Institute

Join the conversation:
#ETRE22

pwc M




Road to recovery:
moving on from the
pandemic




Three Stages to Real Estate Recovery
........................................................................................................................................ #ETRE22

1\t's the first cycle I've been in
where there’s a huge disparity
between different parts of the real
estate market /27

term
uncertainty

ost-

pandemic
high

Emerging Trends in Real Estate Europe 2022 | Road to recovery 7



How does this translate into our themes for 20227

m 71 Post-pandemic high

|
Road 0] recovery - #? [nflated longer-term concerns?
I
CEET

#5 Organisational change

#ETRE22

Emerging Trends in Real Estate Europe 2022 Road to recovery 8



#1 Business bounce-back with post-pandemic high
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Emerging Trends in Real Estate Europe 2022 | Road to recovery

....... #ETRE22

The pandemic
slowed down a
lot of processes
In acquiring
assets, but

the business
performed
surprisingly well
In the end.”



#1 Equity appears plentiful but wide variation between sectors

Access to equity in 2022

Alternative sectors

28 e | 20 s [}

Value added real estate

Development

o I T T

New investment

. s | 3]s |IK

Core real estate

Opportunistic real estate

e | 30 ] 13 |3

Increase significantly ] Increase somewhat ] Stay the same
B Decrease somewhat [ Decrease significantly

Emerging Trends in Real Estate Europe 2022 | Road to recovery

Il . .
Capital is

unlimited at
the moment.
It's the most
I've ever seen
In 35 years of

doing thIS.”

#ETRE22
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#1 Debt accessibility mostly increasing for alternative sectors and core
........................................................................................................................................ #ETRE22

Access to debt in 2022 V{4 . i
Alternative sectors With alternative assets,

s I T < when the fundamentals

Opportunistic real estate are strong, banks will be
s 2 » | 4 | 21 |4mE J, D
o more open-minded, but
opment , )
« I TN BT - they're often alternatives
New investment because of their size or

y o | @ | 11 R liquidity issues.
Value-added real estate ”

s I T T, e

Core real estate

« IR S WY Y - icreosesnicanty B ncreasosomowha

Refinancing B Decrease somewhat [ Decrease significantly

2 T 1 v stay the same

Emerging Trends in Real Estate Europe 2022 | Road to recovery 11



#1 Confidence that non-European buyers will return
........................................................................................................................................ #ETRE22

Expected cross-border capital into Europe in coming three to five years

o
1% 11% 1%

1““.!"& Enf"u 1ﬂn},ﬂn ?u‘l’,rn Enfﬂ-

Middle East Asia Pacific

Americas o
40% & Africa 40%, 38%

Increase significantly B |ncrease somewhat B Stay the same B Decrease somewhat B Decrease significantly

Emerging Trends in Real Estate Europe 2022 | Road to recovery 12



#1 Predictions that returns will be higher in 2022

Returns targeted in 2022 and 2021 compared to previous years

2022 2021
2% 8% 10% 4%
25% ' ‘
30%
36%
35% 29%

Significantly higher M Stay the same
B Somewhat higher [l Somewhat lower
M Significantly lower

Emerging Trends in Real Estate Europe 2022 | Road to recovery

#ETRE22
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#1 All signs are that the appeal of real estate continues...however

Inflation and interest rates in 2022

2% 1% 4% 9%

Short-term
interest rates 34 %

Long-term

interest rates

Increase substantially M Stay the same
M Increase somewhat B Decrease somewhat
M Decrease substantially

Emerging Trends in Real Estate Europe 2022 | Road to recovery

#ETRE22
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How does this translate into our themes for 2022
........................................................................................................................................ #ETRE22

Road to recovery

Emerging Trends in Real Estate Europe 2022 Road to recovery

#1 Post-pandemic high

#2 Inflated longer-term concerns?

#3 Energy for change

#4 City stability

#5 Organisational impact

15



#2 Cybersecurity and inflation top wider concerns for 2022

........................................................................................................................................ #ETRE22
European business environment in 2022
Cybersecurity V74 . .
I s | 6 | 14 [3R Cybersecurity is one of the
12 | N TN EENETILY - many things that we have
Interest rate movements . .
o I N TR Y to deal with, especially
Business interruption nOW that the dlgltallsathn

13 [ N TR I ) - of offices is becoming

European economic growth

10 TR T RN Y - more relevant. -

Management of the workforce

. s | 2z | 22 |6k

Global economic growth

S s | 2 | 3 (5K

Digital transformation

G 2 |2 | 25 | 9 R

Very concerned M Somewhat concerned M Neither/nor

M Not very concerned M Not at all concerned

Emerging Trends in Real Estate Europe 2022 | Road to recovery 16



#2 Construction costs still an immediate issue
........................................................................................................................................ #ETRE22

Real estate issues impacting business in 2022

Construction costs and resource availability y,

a1 . a1 |s|sp Construction costs are

Availability of suitable assets/land for acquisition and development | ncreas | N g b ecause Of a I acC k

2 IR EURN RN

Sustainability/decarbonisation requirements Of people, an |nterrupt|0n Of
o I RN EETEE - supply chains during the
Increased government intervention at international, national and city level andem|C, and aISO because

o NN T ¢

Asset obsolescence Of a general rise In

T 20 4« | 2 | 2 |7k commodity prices. That is

The need to evolve investment strategy to reflect a changing market affe Ct| N g us. r

o I N T

Availability of (re)finance

A s | | x| 2

Covenant and loan servicing issues for existing loans .
Very concerned Il Somewhat concerned M Neither/nor

d e | & | 3% | 14
M Not very concerned M Not at all concerned
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#2 A lot to be concerned about for the mid to long term
........................................................................................................................................ #ETRE22

72
&7 66

Cybersecurity  Inflafion  Inferestmte  Business  Eumopean  Management  Global Dagital Sudden End of Curmency Busmess  Deglobalisation
movements  interruption  economic of the economic  transformation  shifts in govermment  volatility laquidity
growth workforce growth cOnsumes support issues

M2022 W Next 35 years demand  packages

Emerging Trends in Real Estate Europe 2022 | Road to recovery 18



#2 Potential longer term impact inflation could be a concern

New
developm
ents

Construction

Capital \

flows

Labour costs Interest rates

(ER——

Repurposi

ng

Emerging Trends in Real Estate Europe 2022 | Road to recovery

#ETRE22
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#2 Also more concerns over real estate issues for longer term
........................................................................................................................................ #ETRE22

Real estate business issues in 2022 and over the next three to five years

88

Construction cosis Aymilability of Sustainability’ Increased govermment The need to evobe Aymilability of Cowvenant and boan
and resource suitable asseisfland decarbomisation intersention at imeestment strateqy redfinance) sefvicing issues for
anailability for acouisition and requirements mtemational, national 1z reflect a chamging exisling loans

development and city levels marked

W 2022 M Next 3-5 years

Emerging Trends in Real Estate Europe 2022 | Road to recovery 20



Strong social thread running through industry concerns

#ETRE22

Environmental issues Howusing Social equityy’ Faolitical instability Political instability Political instability Maz=s Termination of
{e.g. air quality’ affordability inequality (international) (Europe) (naticnal) migration government support
climate change) packages

W 2022 B Mext 3-5 years

”Addressing affordable housing and matters such as
homelessness gives us a chance to tackle the ‘S’ in
ESG.,,

Emerging Trends in Real Estate Europe 2022 | Road to recovery
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How does this translate into our themes for 2022

Road to recovery

Emerging Trends in Real Estate Europe 2022 | Road to recovery

. 1 Post-pandemic high -

mm 72 Inflated longer-term concerns?

m 73 Energy for change

am 74 City stability —

am 75 Organisational impact

#ETRE22
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#3 Tech and demographics lead field for appealing sectors
........................................................................................................................................ #ETRE22

New energy Life sciences Logistics Data centres Healthcare
infrastructure facilities
1 : = ) € Cg]
Retirement/ Industrial/ Affordable Self storage Private rented
assisted living warehouse housing facilities residential
P
6 oSl - 1::.Y I 9 @ 10 )
44 \f we don't produce new housing, then the prices will only go lrive years ago, office and retail would have
up and the problem will get bigger. So, we're not here to win dominated the portfolio. Not today. We are
the popularity vote. We're here to try to make profit and also increasingly focused on what’s broadly
try to do the good things and the right things. ,, defined as alternative assets pp

Emerging Trends in Real Estate Europe 2022 | Road to recovery 23



#3 For challenged sectors, repurposing has gathered pace

Changes in the number of assets repurposed

5% 1% 409

From
previous

429, year

Increase substantially M Stay the same
B Increase somewhat B Decrease somewhat
M Decrease substantially

Emerging Trends in Real Estate Europe 2022 | Road to recovery

Most common building type repurposed last year

#ETRE22

From retail to...
34% 24% 24% 14% 4%
Mixed use Residential Offices Logistics Leizure
From office to...
70% 18% 3%

™ 0

Residential Mixed use Leisurs

24



#3 And more repurposing is expected to come

........................................................................................................................................ #ETRE22
Changes in the number of assets to be Most common building type to be repurposed in the next three to
repurposed five years

From retail to...
2% 41% 23% 20% 10% 2% 2%
)G & O o0 —
In next 3-5 Mixed use Residential Logistics Offices Leisure Other
years
From office to...
61% 30% 2% 1% 4%
DO~
Increase substantially M Stay the same Mixed use  Residential Logistics Offices Leisure Other
M Increase somewhat M Decrease somewhat
M Decrease substantially

Emerging Trends in Real Estate Europe 2022 | Road to recovery 25



#3 But it Is not that easy In practice
........................................................................................................................................ #ETRE22

Very important in conversations, but super
difficult to implement in terms of administrative
ISsues, regulations, technical impacts, costs. It's
a lot easier to say that you're going to transform
thousands of square meters of offices into ready
assets in big cities than to do

““The cost of repurposing an
asset is big and in a period
of high construction costs,
it's even harder. So the
Important point is to have

an asset with a very good ”
location of value and that is B

Income producing and then Repurposing in theory looks like a
think about the cost of huge opportunity. In practice, it can
repurposing if needed. It's be very cumbersome to get it done,
always harder than to what depending on city regulation and

it seems. , the flexiblility of city governments.”

Emerging Trends in Real Estate Europe 2022 | Road to recovery 26



#3 Office sector continues to grapple with uncertainty
........................................................................................................................................ #ETRE22

Factors driving the future of the office
There will be a lasting increase in the : V{4 . SURFE
proportion of time people work remotely disls]  ss [ 29 Office buildings
: that aren’t in the
HQs= are key for branding to convey

the company's culture to employees 1 m““ I‘Ight |Oca'[I0nS,

and attracting talent ’
™ aren’t near

Offices that lack good ventilation and : .
air quality will face a rent discount E“““ transportatlon

nodes, are older,

don’t have those

The valuation gap between
prime and secondary offices 1 m““ amenities are going

will increase
to be challenged.
V/4

L eased co-working or flexible office

MY o | i |9

occupiers' portfolios

%
Disagree strongly M Disagree M Neither/nor

M Agree M Agree strongly 27
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How does this translate into our themes for 2022

............................................................ #ETRE22

#1 Post-pandemic high

Road to recovery

#2 Inflated longer-term concerns? —

#3 Energy for change

#4 City stability

#5 Organisational impact —

Emerging Trends in Real Estate Europe 2022 Road to recovery
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#4 Cities rankings 2022: investment and development prospects
........................................................................................................................................ #ETRE22

London Berlin Paris Frankfurt

1 2 3 4
Munich Madrid Amsterdam Hamburg

5 6 7 8
Barcelona Brussels

9 10

o 990
(10)
© i : '{ 4 o :
Everyone was talking down Berlin is a sleeper city.
London because of the Thirty years since the
pandemic and Brexit. But a wall came down, it’s still
6o ©O year later they say it is growing.,,

undervalued,,

Emerging Trends in Real Estate Europe 2022 | rRoad to recovery 29



#4 Brussels (10)

Investment prospects A 3.60
Development prospects A 3.54

Investment prospects: local outlook, 2011-2022

hdddbddddddddd-H-bbhbhhddbdbbdbdddi--Fhbbhbhddbdbbbdbdddd - bbb bbb b ddd - bbb bbb A - b dhdd &l

Excellent

T o o s o s o o s o o oo il b o ohe e oo oo e oo o oo o o o ol o o s s s s s o e o e o e oiofiefiefle e e o e o oo o o o s o o o o ol o o o ke o e e e e e e o o ool o e o o o o o o ]

Ak dddd44+-H-FFFRRRRhdddd 44 H-HFFRFRRRRLdd dd 44 -HHFFFFRRRdhd dd d 44 - FRFRER RLdd A 1 R FFRRR R LA AR

Year 11 12 13 14 15 16 17 18 19 20 21 22

Emerging Trends in Real Estate Europe 2019 | Creating an impact

.......................................... #ETRE22

« Brussels’s location at the heart of
Europe favours the in-demand
logistics sector.

« Favoured reputation for
Innovation and a relatively
youthful demographic.

« Short-term concerns over its
office market, with vacancy rates
potentially rising.

"
....a lot of big corporates, including

banks, taking on less space and a big

increase in available stock. e

30



How does this translate into our themes for 2022

Road to recovery

Emerging Trends in Real Estate Europe 2022 Road to recovery

...................................................................... #ETRE22

#1 Post-pandemic high

#2 Inflated longer-term concerns?

mm 73 Energy for change

mm 75 City stability

mm 74 Organisational impact

31



#5 Awareness Is growing
________________________________________________________________________________________________________________________________________ #ETRE22

Aagree Agree Meither/nor Disagree
strongly

“ nt present, it's more attractive to work for tech
companies than in real estate. When you're asking

people to work in a museum, you lose the younger
generation.
»”

Emerging Trends in Real Estate Europe 2022 | Road to recovery 32



#5 What are the drivers for organisational change?
........................................................................................................................................ #ETRE22

Increased focus

on brand and

reputation, and

license to operate

{4

We're taking into
account a different
relationship with our
tenants going
forward. So, we'’re

Acceleration of
restructuring in
core sectors.

Changing
consumer
demand

Occupier

: Real estate "
desire for : rewriting some of
flexibility FaE— our rental contracts
Evolving to be more flexible
relationship and more business-
between landlord Consequences related.
and tenant. of more volatile Y/
and short-term
income flows

Emerging Trends in Real Estate Europe 2022 | Road to recovery 33



#5 Culture and fear of change will slow down transformation

........................................................................................................................................ #ETRE22
Barriers to organisational change
Existing culture of organisation V{4
36 e | 1 s The differentiation between good
and bad managers will start to
Perceived risk of changing business models become even clearer with the

s | 2| s R increase in services expected. 7

Costs of reorganisation

o I T N S T -

Perceived risk of entering new markets

s T N T

Belief in supericrity of existing amangements B Somewhat important [l Neither/nor

Very important
o I N BETE) % ot soimportant MNotimportant at all

Emerging Trends in Real Estate Europe 2022 | Road to recovery 34



#5 ESG is still mostly dealt with at the operational level

Environmental issues measured by the industry

Energy efficiency

e Sad  81% | 19% |
Reduction in operational carbon emissions

T g |
Reduction in embodied carbon emissions

TR > 79% “21% |
Climate adaption

_ 25% | > 65% | 3%
Biodiversity

19% > I T 3%

Source: Emerging Trends Europe survey 2022 M Increase in importance
M Stay the same

Decrease in importance

/o

#ETRE22

Social issues measured by the industry

Provision of community space/public
amenities (including green space)

T 3 5% | 40% RI%
Social impact/Value contribution

_ 39% | > IR TR 2%
Creation of local employment/training opportunities

> I TN 4%
Access to affordable homes

“on . TR T
Supporting local’small business

> 4%

Source: Emenging Trends Europe survey 2022 .Inm‘mlnlnw‘tm
M Stay the same

Decrease in importance

| still don’t think we have a credible way of quantifying the impact of ESG. So, it's not
really feasible to talk about the payback period of ESG. It's just something we’ll have
to do to future-proof our assets, and we will have to take the hit. /7

Emerging Trends in Real Estate Europe 2022 | Road to recovery
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#5 Technology Is strong success factor for change
........................................................................................................................................ #ETRE22

Key elements successful organisational transformation

Adapting and integrating technology into business processes

i
o IR | WVe'estill rying to figure

out how technology really

Running an environmentally and socially sustainable business ChangeS us and our
R BN N[« operations. Thereis
currently a huge hype
Hiring new, non-traditional real estate skills around prOpteCh, but

I R many of its aspects are

not of huge use to our
- . ,,
Increasing diversity within the organisation prOfeSSIOnaI bUSIneSS-

2 e | 2 |s

Very important M Somewhat important [l Neither/nor
W Not so important M Not important at all

Emerging Trends in Real Estate Europe 2022 | Road to recovery 36



More Information

europe.uli.org/etre2022europe

pwc.com/etre2022europe

@ULIEurope #ETRE22

Emerging Trends in Real Estate®
Road to recovery

Europe 2022

Urban Land
pwc m Institute

Emerging Trends in Real Estate Europe 2022 | Road to recovery 37



Det danske perspektiv pa rapporten
'Emerging Trends in Real Estate in
Europe 2022’

Christian Stgtt Hansen
Partner, PwC




Tror du, at COVID-19 far nogen
langvarig betydning for det danske
ejendomsmarked?

senec TOC 5 14.53 0 100 % I 4

o Aben din internet browser (Safari, ¢ o
Chrome etc.) pa din telefon eller tablet. =

e Skriv www.pollev.com/pwcevents113

9 Du er nu klar til at stemme
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Emerging trends
- 1 et dansk perspektiv

Temperaturmaling
- Det danske ejendomsmarked

Vores forventninger til 2022+




Temperaturmaling

- Det danske ejendomsmarked

Table 3-1 Overall real estate prospects
Owerall rank (2021) Overall prospects

1(2) London 262

2(1) Barlin 2.24

3(3) Paris 1.97

4 (4) Frankfurt 1.83

5(7) Munich 1.81

6(B) Madrid 1.80

T (5) Amsterdam 177 —
B (6) Hambaurg 1.73
9(13) Barcelona 1.68
10(12) Brussel: 1.37 City ranking 2022 (2021) 18 (18)

11(8) Miar f
12 (10} ; Investment prospects N4.15

DK holder niveauet pa en
flot 18. plads for 2021

Copenhagen (18)

13 (1) Dublir 1 Mean Development prospects /\3.97
14(20) 2 1 h 4
15 (14) Warsaw -

18 (15) L

7(17) Luxemt

18 (18) Co | —J Excellent

=008 cotevessnessraessnassnsasnsenasssnshborss AN . N
20028 M tor Good Copenhagen
2123 Ron it te ORI - . =S ey oW
22 (25)
23(28) Athen:
24 (19)

25 (24) Prag | PR - O PPT TP PP . S ooooc P -coonccoooaed
26 (21)
27 (27) Edinburgt ; VoI BOOT e deeeesssessmsese it S litsstsstoseasssossssossssssseesnes |
28(25) Oslo a0 Year 11 12 13 14 15 16 17 18 19 20 21 22

29 (26) Budapest 045

30 (30) Istanbul 0.38

31 (31) Moscow 0.24 PWC |41

Investment prospects: local outlook, 2011-2022

Ratingen understgtter en
god investeringsinteresse i
DK — og specielt fra
investorer, som har egne
kontorer/teams i DK




Rigets tilstand

— Overskrifter for 2021

Underudbud og udenlandsk kapital

« Udbuddet star stadig ikke distancen
til efterspgrgslen — en stor del af
kapitalen jagter en lille del af de
udbudte ejendomme

« Udenlandsk kapital dominerer, og
udenlandske spillere etablerer egne
kontorer i DK

“If you can’t buy it — Build it!”
» Stort antal udviklingsprojekter —

Investorerne fortseetter tilbage i
veerdikeeden i jagten pa afkast

» Usikkerheder centreres omkring:
* Markedsrisiko vs. Udviklingsrisiko
« Knaphed pa materialer/ressourcer
* Materialepriser

222D

Segmenter og kapitalens vandring mod vest

« Covid-19 har forsteerket fokus pa Bolig,
logistik og light-industrials — specielt
med gode og "sikre” pengestrgmme

+ Kapitalen vandrer mod vest, hvor nye
vaekstbyer har veeret drivende sammen

Rekord stor med Storkgbenhavn

transaktionsvolumen

Kapitalmarkeder og Covid-19

» God adgang til attraktiv finansiering — men
ikke for alle aktiver!

Rekord lave afkast

+ DK er kommet nogenlunde helskindet
igennem Covid-19, fx begreenset tab pa
lejere

» Fortsat begreenset antal ngdlidende aktiver

PwC |42



Udenlandsk
kapital vil
fortsat
dominere

Bolig og
logisik
bibeholder
positionerne

Platforme og
koncepter

vil fylde

mere

Kvalitet i cash
flow vil
fortsat drive
veerdien

Fortsat hgj
trans-
aktions-
volumen

aktiver
vinder
indpas i DK

Vores forventninger til 2022+

Afkastkravs-
niveauer gger
fokus pa det
underliggende NOI

Repurpose-
agendaen vinder
indpas i jagten
pa prime assets

ESG compliance
bliver vigtigere ift
lejernes compliance
0g exit readiness







Lagerbeskatning af
investeringsejendomme

Sgren Thorvaldsen Svane Keller
Partner, PwC




Vil den kommende lagerbeskatning af
investeringsejendomme pavirke
investeringsomfanget af ejendoms-
investeringer i Danmark pa 3-5 arig sigt?

eeeec TOC 7 14.53 1@ 100 % 0+

o Aben din internet browser (Safari, ¢ o
Chrome etc.) pa din telefon eller tablet. '

e Skriv www.pollev.com/pwcevents113

9 Du er nu klar til at stemme
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Kommende lagerbeskatning af
investeringsejendomme

Processen:

Udspil regeringen -
18/8/20

Politisk aftale — 10/10/20
Diverse svar fra
ministeren — Igbende
Udkast hgring?
Lovforslag — efterar 22?

Afskrivninger?

Indikation af, at det ikke
vil veere muligt at foretage

skattemaessige afskriv-
ninger pa lagerbeskattede
ejendomme

Hvilke ejendomme?

Ejendomme, der i over-
vejende grad anvendes i
driften, fritaget

Portefaljer med veerdi
under DKK 100m
fritaget

Fradrag for tab?

Ja — klar indikation af
symmetrisk beskatning

Dog forventning om visse
undtagelser i forhold til
Indgangsveerdierne mv.

Veerdianseettelse?

Samme principper
som ved indregning i
regnskab til handels-
veerdi

Ingen offentlig veerdi,
der kan laegges til grund

Abne spgrgsmal:

Kommer det til at pavirke
priserne?

Forer det til skift fra share
til asset deals?

Ser vifald i
investeringslysten fra
udlandet?

PwC |47



Bliver ESG-profilen pa en ejendom det
vigtigste investeringsparameter

(ved kob og salg) inden for de naeste 10
ar?

o Aben din internet browser (Safari,
Chrome etc.) pa din telefon eller tablet.

e Skriv www.pollev.com/pwcevents113

9 Du er nu klar til at stemme

0 100 % 4

& https://pollev.com/futuretax :
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Jeres kontaktpersoner hos PwC

PwC

Karina Hejlesen Jensen

Tax Partner og leder af Real Estate i
Danmark

T: +45 2465 5434
M: karina.hejlesen@pwc.com
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