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QUARTERLY REPORT
For the period June 30, 2025

Investment Manager's Note Fund Facts
e UK commercial property values stabilised further in Q2 2025, supported by Fund Structure Closed-ended
easing inflation (CPI at 3.4%) and a Bank of England interest rate cut to AssetClass Real Estate
4.25%. Despite early-year gilt market volatility and ongoing uncertainty AssetType Commercial - Retail Warehouse
around US trade policy, pricing has held firm, with the MSCI reporting 12- LaunchDate February 2019
month all-property total returns of 8.2%. Currency GBP
« Investor sentiment remains cautious, but occupational fundamentals are UndManager UK Real Estate Il GP Limited
resilient—particularly in logistics and retail warehousing. Transaction |7 undoie LISEAE
volumes remain somewhat muted, but the yield spread over gilts and the FundNAV e
Domicile Guernsey

improving cost of capital are encouraging selective re-entry. While
. - N N N UK Real Estate Il GP Limited is regulated by the Guernsey Financial Services Commission and licensed
uncertainty persists, especially in office markets, the broader outlook for unerme rrotection of Investors (Bailick of Guemsey) Law, 2020.
. . . 4 o UK Real Estate Fund Il LP Limited is regulated by the Guemnsey Financial Services Commission as a

the UK commercial property market in H2 2025 is more encouraging, With registered ciosec-  ended scheme under the Registered Collective Investment Scheme Rules, 2021,
income-driven sectors continuing to lead the recovery.

¢ Knight Frank report continued rental growth and yield compression across DiStl'ibUtiOﬂ Summary
the retail warehousing sector in 2025. Prime yields remained stable, with
only modest softening in non-core assets. The IPF Spring Forecast projects
retail warehousing to be a top performer with total returns for prime assets
of 8.3% p.a. over the next four years.

e Turning to the Fund, quarterly performance was underpinned by a 5.5%
annualised income return.

e During the quarter, we made some good progress on a number of asset
management initiatives predominately at Beck Retail Park, where a value

£526,263
£1,052,526
£19,517,038

Dividends Paid

enhancing lease re-gear was completed with our tenant The Range in return 100,000
for a market level incentive. More details are included over-leaf. 1,000,000

e We continue to recommend the existing strategy to hold both assets 500,000 | | | | | | | | | | | | |
through to mid/end-2026 to capture further capital growth as the market © NN NN ORRI IS

recovery takes hold.

UK Economic Commentary 566%

* Investor confidence is gradually building in UK real estate as the recovery ;fu‘gchfa“e:ze:eja;sy“d'ﬁ‘:”fZe"'“asz”“" f"s"‘“ul“mbf"’m'a“""“‘°°“"e"‘q“ﬂ"e’
ield calculated by dividing total dividends paid by total capital subscriptions

shows signs of traction through Q2 2025. The Labour government’s “Plan for

Change” has underpinned a steadier fiscal stance, and macro indicators are Under|yi ng Asset Detall

showing signs of improvement, albeit inflation data released in July, with CPI

unexpectedly rising to 3.6%, points to rates staying higher for longer than Almondvale South Beck
originally expected. Capital Economics, however, retain their forecast that g Wakefield/

. ] Livingston/Scotland Yorkshire
the Bank of England will continue cuts to a 3.0% base rate by end-2026.

*  While the Eurozone saw strong growth in H1, the impact of US tariffs is likely e N RN REYSS
to be disinflationary, stalling prospects of continued improvement 92 Years 9.8 Years
throughout the rest of the year. While the UK is also exposed to the same Various Various
geopolitical risks, market analysts are reporting reduced downward pressure —_— —

on GDP growth and easing upward pressure on inflation, signalling potential
improvements in the UK’s economy throughout H2.

Underlying Asset

* UK commercial real estate is relatively well insulated from US tariffs, but
with increased uncertainty over the rate and extent of the economic
recovery, capitalisation rates and 10-year gilt yields are likely to compress

more gradually. . Wakef_i‘?:f’
* Positively, the retail warehouse sector is expected to benefit from stronger i

income returns over the next four years. The previous re-basing of rents has , Livingston

also allowed the sector to compete more effectively with online retail, and 49%

total returns for 2025-29 are expected to be 8.4% per annum.
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* Despite broader economic uncertainty, the UK commercial property market is expected to improve further in H2 2025. The IPF’s latest
forecasts have upgraded all-property rental growth by 10-20 bps across 2025-28, with capital values expected to rise over 3% per
annum through 2027. Forecast total returns now stand at 8.2% per annum on average across the next five years, up from previous
estimates.

e Turning to the Retail Warehouse sector, institutional appetite for the sector remains stronger than most, particularly within the £15m—
£40m lot size range. Knight Frank have reported competitive bidding, with multiple assets transacting above valuation. The sector is
expected to see sustained rental growth and selective yield compression through the year.

* Tenant fundamentals across the Fund continue to strengthen in Q2 2025. Sainsbury’s, the anchor tenant at Beck and Livingston, reported
strong figures for Q2 with grocery sales rising a further 5.5%. The company also reported strong customer satisfaction following its price-
matching pledge.

* Qur asset management focus remains on Sainsbury’s occupation in the Fund, owing to its rent share of 45% at Beck and 72% at
Livingston. The most proximate lease event is the August 2025 rent review at Livingston, with Hampson Wall currently preparing a
report. While we will look to achieve a regear at both assets in conjunction with the review, the advice received indicates this may be
unlikely owing to the relatively long unexpired terms at each occupation (10+ years) and thus a focus on other, more proximate expiries
within their portfolio. Nevertheless, early signs of engagement are encouraging, and we will report on progress in due course.

* Asreported previously, Lamb & Swift/Montagu Evans are acting on tenant advisory matters on the park. Their focus
this quarter has been on achieving value accretive re-gears at The Range and Easy Bathrooms.

* The lease re-gear with The Range has completed with a 5-year term certain extension in return for 12 months’ half-
rent incentive. Easy Bathrooms have agreed to an extension of their lease, and we await feedback on the proposed
uplift at their September rent review. Upon completion, these initiatives will have added approximately 1 year to the
asset’s WAULT, improving value and liquidity at sale. We now look to engage with Sainsbury’s on the potential for a
lease extension of Unit 1, which will significantly extend the overall asset WAULT owing to the rent quantum of
£1.14m.

* In addition to the robust performance from Sainsbury’s, B&M have indicated a positive outlook for H2 and a focus on
achieving its target number of UK store openings of 1,200. CDS Superstores (The Range) continues to expand
aggressively with further openings are planned through mid-2025.

e At Livingston, attention is now centred on the upcoming Sainsbury’s rent review in August 2025, which represents
the next key value driver for the asset. Hampson Wall are instructed and are currently preparing the report, which
will detail their assessment of the key evidence to support a rental uplift at review.

e This review also presents an opportunity to explore a lease regear with Sainsbury’s to secure a 15-year unexpired
term—enhancing both value and asset liquidity. Discussions with Sainsbury’s are in the very early stages and we will
be reporting on any additional progress in due course.

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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