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UK Real Estate: talking points

April 2026 (all data to 31 March 2026)

Welcome to Columbia Threadneedle Investments’ concise quarterly snapshot of

current real estate market trends, using transparent market data to summarise
key implications for asset allocation and performance prospects.

Capital market context:
MSCI Monthly UK Property Index - income, capital and total returns

4.0%
3.0%
2.0%
1.0%
0.0% TN TALLLLLLLL T EEL LT Syt bl AT LT EOTTT TS L LA T LT LT
-1.0%
-2.0%
-3.0%
4.0% mmmm Vlonthly income Capital appreciation Total return
-5.0%
-6.0%
-7.0%
(o] (o] N~ N~ [ce) (e0] » » o o — — AN N @] ™ < < Yo ‘o] ©
T T Y O2TOY OTOToOoToa g g g g g 4 & & & g g o
S 3238282 8288282828328 2§ 2
Finance: Real estate: ~ A0
£ S5yearGitas% Oh Nivis2% t é?'zgf'éznfthQv)
5-year Swap: 4.2% EQV: 6.9% y

Talking points:

m The Middle East conflict is yet to reach a conclusion, with a (recently extended) fragile ceasefire in place. Qil

and gas prices are fluctuating, supply is limited and inflation set to remain stubbornly high, while growth slows.
The interest rate trajectory has pivoted from rate cuts to the potential for rate rises to control inflation,
generating volatility in financial markets. Markets are now pricing the base rate to remain at 3.75% for longer.

Real estate markets have not (yet) been directly impacted by the market volatility, although market activity has
slowed and financing costs (proxied by five-year swaps) are up around 50bps over the quarter.

Source: Columbia Threadneedle Investments, JLL and MSCI Monthly UK Property Index, as of 31 March 2026. Opinions, estimates, forecasts, projections and
statements of financial market trends are based on market conditions at the date of the publication, constitute our judgment and are subject to change without
notice. There can be no guarantee they will be met. Provided for information only, not to be construed as investment recommendation or advice. Past

performance is not a guide to future returns. Capital is at risk and investors may not get back the original amount invested. Not all investment ideas
are suitable for all investors.
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State of the market:
Key sector metrics as of 31 March 2026

Headlines

Vacancy*
(By Market Rent)

Rental
Growth*

(Annualised)

Prime Yield
Pricing**
(Net Initial Yield,
rack rented)

Allocation

Talking points:

Industrials

Overall vacancy rate
beginning to flatten.
Rental growth has
tempered but is still
positive — location
and asset selection
more specific.

9.8%

4.3%

Logistics
5.25%

Multi-let
5.00%

Targeted allocation
to sector based on
bottom-up
fundamentals.

Offices

Demand is quality-
led with Central
London submarkets
leading, while the
repositioning of
lower grade stock
gains some traction.

21.4%

2.9%

London

(City)
5.50%

Regions
6.50%

Highly selective:
favour urban centres
with repositioning
potential.

Retail

A polarised sector
with resilient demand
for retail parks.
Selective appetite for
town centres and
dominant regional
shopping centres.

5.1%

1.7%

Out-of-
Town
5.50%

High
Street
6.25%

Favour value-led
retail offering
resilient income with
growth potential.
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Alternatives
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London hotels and
key regional
centres, along with
residential led by
single family
housing, are seeing
resilient appetite.

2.3%

1.6%

Student
5.50%

Hotels
6.25%

Favour strategic
land and residential
including student
housing.

m UK real estate delivered a solid total return of 6.5% in the 12 months to March 2026. Rental growth was
resilient across sectors and geographies and capital value growth strengthened, albeit selectively.

m Slower growth, shifting inflation and monetary policy expectations may affect pricing and financing
conditions, but strong sector fundamentals, supply constraints and recovering investor appetite provide

resilience.

m Investor demand is recovering from a cyclical low in 2023/24, with most investors having already ‘right sized’
their portfolios and now favourably considering new allocations to the asset class

Outlook in one line:

Geopolitical shocks influence the timing and pricing of real estate, not the direction of long-term supply
and demand balance, which is driven by structural forces. Allocation to real estate needs to be precise,
not generic. The risk is not volatility; it is ignoring long-term fundamentals during volatile periods.

Source: Columbia Threadneedle Investments, *MSCI UK Monthly Property Index and **CBRE Prime Yields, all as of 31 March 2026 unless stated otherwise.
MSCI UK Monthly Property Index Vacancy rate and Market Value Rental Growth (Alternatives data is unweighted average Hotels, Residential, Other), as of
31 March 2026. Opinions, estimates, forecasts, projections and statements of financial market trends are based on market conditions at the date of the
publication, constitute our judgment and are subject to change without notice. There can be no guarantee they will be met. Provided for information only, not
to be construed as investment recommendation or advice. Past performance is not a guide to future returns. Capital is at risk and investors may not
get back the original amount invested. Not all investment ideas are suitable for all investors.
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Theme in focus: Retail Parks

Key statistics:

Vacancy rate’ 4.3% 3.2%
(March 2020) (March 2026)
. -1,033,335 +300,000
2 ’ ’ ’
CIEes () i) (2020-2025) (2026f-2030f)
-9.7% 8.0%

1
LTI RGO (to March 2020) | (to March 2026)

House view:

m  The UK retail warehouse market is supported by a very favourable imbalance of supply and demand. Vacancy is
currently <3.2% (for comparison, high streets are around 15% and shopping centres around 9%) and is constrained
by a very limited development pipeline, which is restricted by the planning regime and elevated construction costs.

[ ] Retail warehouses disproportionately benefit from multiple occupational tailwinds: convenience / accessibility to
consumers at a relatively low (per sq ft) rental price point, servicing omni-channel functionality (returns and ‘click and
collect’) with the advantage of driving higher footfall levels to physical units.

m  Retail warehouses offer a near-unique opportunity to deliver green energy infrastructure through the introduction of
high cover PV and EV charging, which offers exciting additional revenue streams on top of the traditional property
rental growth and has the potential to enhance returns from the sector over the next cycle.

Next quarter: Geopolitical update

About the Manager

Columbia Threadneedle Investments manages a diverse European platform with a team of property experts operating from
offices in the UK, Germany and France. We are an experienced, dynamic and responsible manager, active across the full
risk / return spectrum of the market, focused on delivering strong, consistent returns for clients.

We invest at scale®
European Direct Real Estate Holdings

European Direct Real Estate Offices

@ Columbia Threadneedle
Investments Offices
@ Edinburgh

£11.6bn 70+

AUM Investment London @ @ Amsterdam
professionals

Luxembourg . . EZRER
rr Paris ' BrpiE ‘ Munich
r Ta
rr Geneva @ @ vierna
U I_l . Milan

850+ 13,000+ @ Wadrid

Properties Tenancies

Source: Columbia Threadneedle Investments, as of 31 December 2025, unless stated otherwise. Past performance is not a guide to future returns.
Capital is at risk and investors may not get back the original amount invested. Not all investment ideas are suitable for all investors.

1 — MSCI Monthly Digest, March 2026

2 — Property Market Analysis, Spring 2026

3 — As of 31 December 2025. Numbers are for the European direct real estate team
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Disclaimer

For use by professional clients and/or equivalent investor types in your jurisdiction (not to be used with or
passed on to retail clients)

This document is intended for informational purposes only and should not be considered representative of any
particular investment. This should not be considered an offer or solicitation to buy or sell any securities or other
financial instruments, or to provide investment advice or services. Investing involves risk including the risk of loss of
principal. Your capital is at risk. Market risk may affect a single issuer, sector of the economy, industry or the market
as a whole. The value of investments is not guaranteed, and therefore an investor may not get back the amount
invested. International investing involves certain risks and volatility due to potential political, economic or currency
fluctuations and different financial and accounting standards. The securities included herein are for illustrative
purposes only, subject to change and should not be construed as a recommendation to buy or sell. Securities
discussed may or may not prove profitable. The views expressed are as of the date given, may change as market or
other conditions change and may differ from views expressed by other Columbia Threadneedle Investments
(Columbia Threadneedle) associates or affiliates. Actual investments or investment decisions made by Columbia
Threadneedle and its affiliates, whether for its own account or on behalf of clients, may not necessarily reflect the
views expressed. This information is not intended to provide investment advice and does not take into consideration
individual investor circumstances. Investment decisions should always be made based on an investor’s specific
financial needs, objectives, goals, time horizon and risk tolerance. Asset classes described may not be suitable for all
investors. Past performance does not guarantee future results, and no forecast should be considered a guarantee
either. Information and opinions provided by third parties have been obtained from sources believed to be reliable, but
accuracy and completeness cannot be guaranteed. This document and its contents have not been reviewed by any
regulatory authority.

In UK: Issued by Threadneedle Asset Management Limited, No. 573204 and/or Columbia Threadneedle Management
Limited, No. 517895, both registered in England and Wales and authorised and regulated in the UK by the Financial
Conduct Authority.

In the EEA: Issued by Threadneedle Management Luxembourg S.A., registered with the Registre de Commerce et
des Sociétés (Luxembourg), No. B 110242 and/or Columbia Threadneedle Netherlands B.V., regulated by the Dutch
Authority for the Financial Markets (AFM), registered No. 0806884 1.

In Switzerland: Issued by Threadneedle Portfolio Services AG, Registered address: Claridenstrasse 41, 8002 Zurich,
Switzerland.

In the Middle East: This document is distributed by Columbia Threadneedle Investments (ME) Limited, which is
regulated by the Dubai Financial Services Authority (DFSA). For Distributors: This document is intended to provide
distributors with information about Group products and services and is not for further distribution. For Institutional
Clients: The information in this document is not intended as financial advice and is only intended for persons with
appropriate investment knowledge and who meet the regulatory criteria to be classified as a Professional Client or
Market Counterparties and no other Person should act upon it.

In Singapore: Issued by Threadneedle Investments Singapore (Pte.) Limited, 3 Killiney Road, #07-07, Winsland
House 1, Singapore 239519, which is regulated in Singapore by the Monetary Authority of Singapore under the
Securities and Futures Act (Chapter 289). Registration number: 201101559W. This advertisement has not been
reviewed by the Monetary Authority of Singapore.

In Hong Kong: Issued by Threadneedle Portfolio Services Hong Kong Limited X #|3% & & & & H R4 8. Unit 3004,
Two Exchange Square, 8 Connaught Place, Hong Kong, which is licensed by the Securities and Futures Commission
(“SFC”) to conduct Type 1 regulated activities (CE:AQA779). Registered in Hong Kong under the Companies
Ordinance (Chapter 622), No. 1173058.

In Australia: Issued by Threadneedle Investments Singapore (Pte.) Limited [“TIS”], ARBN 600 027 414. TIS is
exempt from the requirement to hold an Australian financial services licence under the Corporations Act 2001 (Cth)
and relies on Class Order 03/1102 in respect of the financial services it provides to wholesale clients in Australia. This
document should only be distributed in Australia to “wholesale clients” as defined in Section 761G of the Corporations
Act. TIS is regulated in Singapore (Registration number: 201101559W) by the Monetary Authority of Singapore under
the Securities and Futures Act (Chapter 289), which differ from Australian laws.

This document may be made available to you by an affiliated company which is part of the Columbia Threadneedle
Investments group of companies: Columbia Threadneedle Management Limited in the UK; Columbia Threadneedle
Netherlands B.V., regulated by the Dutch Authority for the Financial Markets (AFM), registered No. 08068841.

Columbia Threadneedle Investments is the global brand name of the Columbia and Threadneedle group of
companies. © 2026 Columbia Threadneedle. All rights reserved.
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