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This is a financial promotion. Your capital is at risk, the value of investments may fall and rise and you may
not get back the full amount you invested. Past performance is not indicative of future returns.

Major Trends
Accelerating shift to online shopping driving US multifamily: new construction falling behind
demand for logistics: E-commerce sales roughly required deliveries, creating shortfall
doubled from 2016 to 2021 (5400-5770B) and are
- , [ Actual Deliveries
expec'Fed to‘do.uble agam.by 20261 ($1.4T). Benefits 200
last-mile logistics properties to the detriment of
retail stores. JLL estimates every $1B of additional 350
e-commerce sales creates demand for 1.25M
square feet of industrial space, driving record low 300

vacancy (c.4%) and accelerating rent growth.
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Shortfall in apartment development: Favourable
supply demand dynamics have driven vacancy
close to all-time lows at ¢.4.0%?. Demographics

Thousands of Apartments
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are driving demand with younger consumers
showing a preference for renting over buying: 100
home ownership has declined from 69% to 65%>
and is projected to fall to 60%*, increasing the 50
number of renters. On the supply side, most
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product resulting in a shortfall of affordable ‘Class
B’ apartments. More than 60% of existing rental Source: National Multifamily Housing Council
apartments were built before 1980°, creating
opportunity for value-add refurbishments 1. Source:Stafist
PP y : 2. Source: JLL, CBRE, as at 31 December 2021.
3. Source: US Census, as at 30 September 2021.
4. Source: Freddie Mac, as at 31 December 2020.
5. Source: Urban Institute, Q1 2020.
US industrials vacancy and rent growth
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Not yet sufficient return to compensate for higher
risk in Covid-impacted sectors such as hospitality
and retail: Clear cash flow challenges in hospitality
and retail. Uncertainty surrounding future of office,
but corporate tenants remain broadly healthy and
continue paying rents. We do not yet see evidence
of sufficiently distressed pricing or outsized returns
to compensate for the risk in these sectors.

Lending and new construction (late cycle
indicators) remain in check: Leverage levels
meaningfully lower for US REITs since GFC:
30-35% LTV today vs. 40-50% pre-GFC®. This is
consistent with CMBS data: 47% of CMBS loans
made in 2008 had LTVs in excess of 70% vs. 10%
today’. Adjusted for construction cost inflation,
US real estate development remains in line with
25-year averages®.

Exhibit 3
US REITs: Debt to Total Assets

70+
65—

60—

w
T

Debt as a % of Assets by Book Value
50—

Debt as a % of Assets by Market Value
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Source: NAREIT

Source: NAREIT

Trepp Commercial Real Estate

US Census Bureau, Turner Construction Cost Index

Commodities measured by S&P Goldman Sachs Commodity Index;
Real Estate measured by FTSE NAREIT All Equity REITs Index;
Equities measured by S&P 500; TIPS measured by Barclays Capital
U.S. Treasury TIPS Index; Gold measured by S&P GSCI Gold Index.
Returns are shown annualised for the relevant periods which meet
the defined criteria
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Golden Rules

e Partner with vertically integrated managers
with excellent operational capabilities and
local knowledge

e Focus on “Buy, Fix, Sell” approach within PERE.
For core-plus, “Buy, Fix, Hold” approach in high-
conviction markets

e Be prudent in level and structure of leverage

e Maintain diversification, but skew towards
markets with the strongest fundamentals

e Focus on liquid markets, be wary of tertiary and
emerging markets

e Consider taxes — benefits or disadvantages
depending on investor type and market.

Sub-Strategy Attractiveness

Industrial — Favourable view of portfolio
aggregation strategies in “last-mile” logistics.
Acquire small assets off-market, exit at a
portfolio premium in sale to institutional buyer.

Multifamily — Favourable for sector
specialists executing buy-fix-sell. Strong
fundamentals in most markets and
repeatable value-add playbook

Office — Neutral. Tenant demand accelerating
into Class A, energy efficient properties.
Avoid traditional “commodity” office. May

be select opportunities to upgrade assets

in growth markets.

Non-Traditional — Neutral. Favourable view

of self-storage aggregation plays with
experienced GPs, due to market fragmentation.
Data centres and life science difficult to access
without taking development risk.
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Real Estate
continued

Hospitality — Neutral. Despite cash flow
challenges, lenders mostly forbearing.
Combined with dry powder on the sidelines,
this has prevented widespread distress in
the sector.

Retail — Negative. Challenging sector with
declining tenant demand and oversupply.
Rents remain higher than alternative use

value in many major markets, suggesting

floor not yet reached.

2022 Strategic Priorities

e Focus incremental capital in sectors with
supply demand imbalances, including logistics,
residential, and select other sectors depending
on geography.

e Access these opportunities via established
and emerging manager partnerships
who can source underdeveloped and
undermanaged properties and drive excess
returns via acquisition discounts, operational
improvements, and net income growth.

e Certain types of real estate can be a good
inflation hedge as replacement value increases
with rising construction cost and rent.
Overweight real estate exposures towards
sectors that offer strong inflation hedging
characteristics — e.g., residential (short leases,
rents are reset every 12 months) and logistics
(where landlords have pricing power and leases
are structured as triple net, i.e., expenses
passed to tenants).

e Increase investable options in real estate
through semi-liquid core-plus property funds.
These structures provide investors access to
an existing portfolio of assets, allowing us to

important to establish diversification and to
ensure meaningful liquidity for investors in
the vehicle. Our focus is on partnering with
high quality managers and securing attractive
terms for our clients.

Real estate has been a good inflation hedge

Inflation Hedge Effectiveness: 1978-2011 (c.400 Monthly Observations)

Inflation 6.1% 1.8%
Commodities 70.4% 19.2% -2.4%
Real Estate 65.8% 12.3% 12.3%
Global Equities 60.8% 10.2% 10.2%
TIPS 53.8% 6.9% 6.9%
Gold 43.2% 6.0% 6.0%

Source: “Inflation and Real Estate Investments”, March 2017. Susan M. Wachter,
Richard B. Worley Professor of Financial Management, The Wharton School of the
University of Pennsylvania, and Brad Case, Senior Vice President, NAREIT.

e Generate co-investments through our manager
relationships to scale into high conviction
investments. In past 12 months, our clients
have co-invested in US multifamily and
European logistics opportunities.

Expected 12-Month Returns

Expected returns by scenario

Gradual Reflation
Normalisation
(60%)

Recovery
Falters
(10%)

Stagflation

Expected
(10%)

g""e -1.0% 5.0% 6.5% 7.5% 5.8%
roperty

PERE -3.6% 7.9% 11.1% 13.1% 9.7%

Base case return comprised of rental income (c.5%) plus
capital gains (c.2.0%), less expenses (c.1.0%). Manager alpha

Notes adds a further 1%. PERE assumes 2x core property beta,
less 1.0x cash yield as a proxy for cost of leverage, plus a 4%
illiquidity premium.

be highly selective with respect to sector and
geographic exposures. In core-plus, scale is

Return assumptions are for the 12 months from 31 January
2022. Hypothetical return expectations are based on
simulations with forward looking assumptions, which have
inherent limitations. Such forecasts are not a reliable indicator
of future performance.
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DISCLAIMER

Copyright © 2023, Partners Capital Investment Group LLP

Within the United Kingdom, this material has been issued by
Partners Capital LLP, which is authorised and regulated by
the Financial Conduct Authority of the United Kingdom (the
“FCA”), and constitutes a financial promotion for the purposes
of the rules of the Financial Conduct Authority. Within Hong
Kong, this material has been issued by Partners Capital Asia
Limited, which is licensed by the Securities and Futures
Commission in Hong Kong (the “SFC”) to provide Types 1 and
4 services to professional investors only. Within Singapore,
this material has been issued by Partners Capital Investment
Group (Asia) Pte Ltd, which is regulated by the Monetary
Authority of Singapore as a holder of a Capital Markets
Services licence for Fund Management under the Securities
and Futures Act and as an exempt financial adviser. Within
France, this material has been issued by Partners Capital
Europe SAS, which is regulated by the Autorité des Marchés
Financiers (the “AMF”).

For all other locations, this material has been issued by
Partners Capital Investment Group, LLP which is registered as
an Investment Adviser with the US Securities and Exchange
Commission (the “SEC”) and as a commodity trading adviser
and commodity pool operator with the Commodity Futures
Trading Commission (“CFTC”) and is a member of the National
Future’s Association (the “NFA”).

This material is being provided to clients, potential clients and
other interested parties (collectively “clients”) of Partners
Capital LLP, Partners Capital Asia Limited, Partners Capital
Investment Group (Asia) Pte Ltd, Partners Capital Europe SAS
and Partners Capital Investment Group, LLP (the “Group”)

on the condition that it will not form a primary basis for any
investment decision by, or on behalf of the clients or potential
clients and that the Group shall not be a fiduciary or adviser
with respect to recipients on the basis of this material alone.
These materials and any related documentation provided
herewith is given on a confidential basis. This material is not
intended for public use or distribution. It is the responsibility
of every person reading this material to satisfy himself or
herself as to the full observance of any laws of any relevant
jurisdiction applicable to such person, including obtaining
any governmental or other consent which may be required or
observing any other formality which needs to be observed in
such jurisdiction. The investment concepts referenced in this
material may be unsuitable for investors depending on their
specific investment objectives and financial position.

This material is for your private information, and we are not
soliciting any action based upon it. This report is not an offer
to sell or the solicitation of an offer to buy any investment.
While all the information prepared in this material is believed
to be accurate, the Group, may have relied on information
obtained from third parties and makes no warranty as to the
completeness or accuracy of information obtained from such

third parties, nor can it accept responsibility for errors of such
third parties, appearing in this material. The source for all
figures included in this material is Partners Capital Investment
Group, LLP, unless stated otherwise. Opinions expressed

are our current opinions as of the date appearing on this
material only. We do not undertake to update the information
discussed in this material. We and our affiliates, officers,
directors, managing directors, and employees, including
persons involved in the preparation or issuance of this
material may, from time to time, have long or short positions
in, and buy and sell, the securities, or derivatives thereof, of
any companies or funds mentioned herein.

Whilst every effort is made to ensure that the information
provided to clients is accurate and up to date, some of the
information may be rendered inaccurate by changes in
applicable laws and regulations. For example, the levels and
bases of taxation may change at any time. Any reference

to taxation relies upon information currently in force. Tax
treatment depends upon the individual circumstances of

each client and may be subject to change in the future. The
Group is not a tax adviser and clients should seek independent
professional advice on all tax matters.

Within the United Kingdom, and where this material refers
to or describes an unregulated collective investment scheme
(a “UCIS”), the communication of this material is made

only to and/or is directed only at persons who are of a kind
to whom a UCIS may lawfully be promoted by a person
authorised under the Financial Services and Markets Act
2000 (the “FSMA”) by virtue of Section 238(6) of the FSMA
and the Financial Services and Markets Act 2000 (Promotion
of Collective Investment Schemes) (Exemptions) Order 2001
(including other persons who are authorised under the
FSMA, certain persons having professional experience of
participating in unrecognised collective investment schemes,
high net worth companies, high net worth unincorporated
associations or partnerships, the trustees of high value trusts
and certified sophisticated investors) or Section 4.12 of the
FCA’s Conduct of Business Sourcebook (“COBS”) (including
persons who are professional clients or eligible counterparties
for the purposes of COBS). This material is exempt from the
scheme promotion restriction (in Section 238 of the FSMA)
on the communication of invitations or inducements to
participate in a UCIS on the grounds that it is being issued to
and/or directed at only the types of person referred to above.
Interests in any UCIS referred to or described in this material
are only available to such persons and this material must not
be relied or acted upon by any other persons.

Within Hong Kong, where this material refers to or describes
an unauthorised collective investment schemes (including

a fund) (“CIS”), the communication of this material is made
only to and/or is directed only at professional investors who
are of a kind to whom an unauthorised CIS may lawfully

be promoted by Partners Capital Asia Limited under the




Hong Kong applicable laws and regulation to institutional
professional investors as defined in paragraph (a) to (i) under
Part 1 of Schedule to the Securities and Futures Ordinance
(“SFO”) and high net worth professional investors falling
under paragraph (j) of the definition of “professional investor”
in Part 1 of Schedule 1 to the SFO with the net worth

or portfolio threshold prescribed by Section 3 of the
Securities and Futures (Professional Investor) Rules

(the “Professional Investors”).

Within Singapore, where this material refers to or describes
an unauthorised collective investment schemes (including

a fund) (“CIS”), the communication of this material is made
only to and/or is directed only at persons who are of a kind

to whom an unauthorised CIS may lawfully be promoted by
Partners Capital Investment Group (Asia) Pte Ltd under the
Singapore applicable laws and regulation (including accredited
investors or institutional investors as defined in Section 4A of
the Securities and Futures Act).

Within France, where this material refers to or describes to
unregulated or undeclared collective investment schemes
(CIS) or unregulated or undeclared alternative Investment
Funds (AIF), the communication of this material is made only
to and/or is directed only at persons who are of a kind to
whom an unregulated or undeclared CIS or an unregulated or
undeclared AIF may lawfully be promoted by Partners Capital
Europe under the French applicable laws and regulation,
including professional clients or equivalent, as defined in
Article D533-11, D533-11-1, and D533-13 of the French
Monetary and Financial Code.

Certain aspects of the investment strategies described in

this presentation may from time to time include commodity
interests as defined under applicable law. Within the United
States of America, pursuant to an exemption from the US
Commodity Futures Trading Commission (CFTC) in connection
with accounts of qualified eligible clients, this brochure is

not required to be, and has not been filed with the CFTC.

The CFTC does not pass upon the merits of participating

in a trading program or upon the adequacy or accuracy of
commodity trading advisor disclosure. Consequently, the
CFTC has not reviewed or approved this trading program or
this brochure. In order to qualify as a certified sophisticated
investor a person must (i) have a certificate in writing or
other legible form signed by an authorised person to the
effect that he is sufficiently knowledgeable to understand the
risks associated with participating in unrecognised collective
investment schemes and (ii) have signed, within the last 12
months, a statement in a prescribed form declaring, amongst
other things, that he qualifies as a sophisticated investor in
relation to such investments.

This material may contain hypothetical or simulated
performance results which have certain inherent limitations.
Unlike an actual performance record, simulated results do
not represent actual trading. Also, since the trades have not
actually been executed, the results may have under- or over-

compensated for the impact, if any, of certain market factors,
such as lack of liquidity. Simulated trading programs in general
are also subject to the fact that they are designed with the
benefit of hindsight. No representation is being made that
any client will or is likely to achieve profits or losses similar

to those shown. These results are simulated and may be
presented gross or net of management fees. This material may
include indications of past performance of investments or
asset classes that are presented gross and net of fees. Gross
performance results are presented before Partners Capital
management and performance fees, but net of underlying
manager fees. Net performance results include the deduction
of Partners Capital management and performance fees, and
of underlying manager fees. Partners Capital fees will vary
depending on individual client fee arrangements. Gross and
net returns assume the reinvestment of dividends, interest,
income and earnings.

The information contained herein has neither been reviewed
nor approved by the referenced funds or investment
managers. Past performance is not a reliable indicator and

is no guarantee of future results. Investment returns will
fluctuate with market conditions and every investment

has the potential for loss as well as profit. The value of
investments may fall as well as rise and investors may not
get back the amount invested. Forecasts are not a reliable
indicator of future performance.

Certain information presented herein constitutes “forward-
looking statements” which can be identified by the use of
forward-looking terminology such as “may”, “will”, “should”,
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“expect”, “anticipate”, “project”, “continue” or “believe”

or the negatives thereof or other variations thereon or
comparable terminology. Any projections, market outlooks
or estimates in this material are forward —looking statements
and are based upon assumptions Partners Capital believe to
be reasonable. Due to various risks and uncertainties, actual
market events, opportunities or results or strategies may
differ significantly and materially from those reflected in or
contemplated by such forward-looking statements. There is
no assurance or guarantee that any such projections, outlooks
or assumptions will occur.

Certain transactions, including those involving futures,
options, and high yield securities, give rise to substantial

risk and are not suitable for all investors. The investments
described herein are speculative, involve significant risk and
are suitable only for investors of substantial net worth who
are willing and have the financial capacity to purchase a high
risk investment which may not provide any immediate cash
return and may result in the loss of all or a substantial part
of their investment. An investor should be able to bear the
complete loss in connection with any investment.

All securities investments risk the loss of some or all of your
capital and certain investments, including those involving
futures, options, forwards and high yield securities, give rise
to substantial risk and are not suitable for all investors.





