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Investment Manager's Note Fund Facts
Fund Structure Closed-ended
« UK economic conditions remained subdued but stable through Q4 2025, ~s5¢tClass . e Foute
with the economy broadly flat over the quarter following a modest rebound fasset:")épe Commercial SREE e relioeEs
in activity towards year-end. While growth remained uneven, services Sigh Date February 208
- . . . . Currency GBP
activity and public-sector spending continued to provide a degree of o
resilience, and easing inflation supported real income growth and sentiment do e e
- 2026' = 5 e Total Fund Size £37,219,510
. FundNAV £27,615,367
« The Fund expiry date has now been aligned with the debt maturity in Pomicie Guernsey

UK Real Estate Il GP Limited is regulated by the Guemsey Financial Services Commission and licensed
under The  Protection of Investors (Bailiwick of Guernsey) Law, 2020.

UK Real Estate Fund Il LP Limited is regulated by the Guemsey Financial Services Commission as a
registered closed-  ended scheme under the Registered Collective Investment Scheme Rules, 2021.

* We have progressed several asset management initiatives during Q4 2025. Distribution Summary
This comprised a lease re-gear with Easy Bathrooms, adding 5 years’ terms
certain in exchange for 6 months’ rent free; the outstanding open-market
rent review is being negotiated separately.

December 2026, albeit we anticipate exiting both assets earlier than that in
line with business plan.

£526,263

* Our recommendation is to maintain the current strategy of holding both Eal2052

assets until mid to end 2026, providing sufficient time to conclude other
asset management initiatives already underway at Beck Retail Park and
Livingston.

£20,569,564

Distributions Paid

1,500,000
1,000,000

500,000

0

UK Economic Commentary

* Encouraging inflation statistics gathered pace in Q4, allowing the Bank of
England to deliver a 25-bps rate cut in December (the base rate currently
stands at 3.75%), marking a clear turning point for monetary policy. Financial
conditions improved modestly, with gilt yields easing into early 2026 as

1 Launch date deemed as syndication 13 February 2019. Distribution from launch to current quarter.
2 Yield calculated by dividing total dividends paid by total capital subscriptions.

markets priced in a lower interest-rate path. Underlying Asset Detail

* Regarding the UK property market, retail assets have been clear Almondvale South Beck
outperformers, with retail warehouses benefiting from resilient occupier 5 s
demand and positive rental momentum. Total returns for the sector are Livingston/Scotland |y chire
forecast to be 8.3% pa for the years 2026-29. The IPF’s forecast for all- Retail Warehouse Retail Warehouse
property total returns are 7.8% pa, with retail, particularly retail e I
warehouses, again expected to lead the market.

Various Various
e Overall, the macro and property backdrop entering 2026 is materially more 55.0% 55.0%

supportive than twelve months ago. Inflation is easing, interest rates are

lower, and occupational markets continue to outperform expectations. With Under'ying Asset Value
yields stabilised, rental growth proving more resilient than forecast, and Spllt
policy rates expected to fall further, conditions are in place for improving

liquidity and income-led total returns.

Wakefield

50%

Livingston

50%
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Real Estate Market Commentary

* Despite relatively muted transaction volumes, UK commercial property fundamentals proved more robust than anticipated in 2025.
According to Capital Economics, all-property total returns have been estimated at circa 7.7% for the year, driven by stronger-than-expected
rental growth and stable yields.

* Knight Frank report that annual volumes for 2025 were 26% below those of 2024, but broadly in line with the 10-year average. However,
improving occupier dynamics are also underpinning stronger rental performance. According to MSCI, All Retail rents grew by 3.2% in
2025, representing the strongest annual growth since 2006. This growth has also been evident across retail warehousing specifically,
with annual growth of 2.9%.

Assets Update

* Sainsbury’s, the anchor tenant at both Beck and Livingston, delivered a strong trading performance over the final quarter of 2025, driven
by continued grocery market share gains and a robust Christmas period. For the 16 weeks to 3 January 2026, total retail sales (ex-fuel)
rose 3.9% YoY, with like-for-like sales up 3.4%, underpinned by 5.4% growth in grocery sales. The Group achieved its sixth consecutive
Christmas market share gain, supported by competitive pricing. The company has reaffirmed full-year profit guidance, now expecting
retail underlying operating profit to exceed £1.0bn for FY26, highlighting continued operational momentum and a resilient core food
offer.

Beck

* The re-gear with Easy Bathrooms has now completed, providing a new five-year reversionary lease in return for six months’
rent-free (structured as 12 months at half-rent).

Disclaimer: Certain of the matters discussed in this Quarterly Report about the Fund's future performance, including, without limitation, future revenues, earnings, dividends, strategies, prospects,
consequences and all other statements that are not purely historical constitute “forward-looking statements.” Such forward-looking statements are subject to risks and uncertainties, which could
cause actual results to differ materially from those anticipated. When used herein, the words “anticipate,” “estimate,” “believe,” “expect,” “should,” “potential,” “forecast,” “project,” variations of such

words and  similar expressions are intended to identify forward-looking statements.
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