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Green Street's Notable Changes in Estimates and Opinions™

Changes:
Change in EPRA Earnings Date of Most Most Opinion
Company '09 '10 '11 NAYV Change Recent Previous Recent Previous Change
pence/€ | % pence/€ I % pence/€ I % pence/€ Recommendation Recommendation
ProLogis European Properties PEPR (€0.03) (5)% (€0.08) (16)% (€0.05) (12)% (€0.37) 27-Apr-09 HOLD 4 BUY
SEGRO SGRO (7.5)p (34)% (4.3)p (20)% (1.5)p (8)% (5)p 27-Apr-09 BUY v HOLD

* Reflects changes since the more recent of last month's publication of the Real Estate Securities Monthly or the last published estimates on any given stock. Commentary does not
include modest changes, ''normal" fine tuning of estimates, or opinion changes that occurred primarily due to the pricing of a given stock or the pricing of the entire group.

ProLogis European Properties CLa

The PEPR spot NAV estimate calculated by Green Street is herein decreased by 5% to €6.41/sh after an update for 2Q09 financial results. The NAV decline is largely due to
a roughly 30 bp increase in the average Net Initial Yield used to value the properties (to 8.6%). The steepest yield increases were implemented for Central Europe (+ 65 to 85
bps), while we recorded minimal changes in Belgium and Germany. PEPR’s EPRA earnings have also been reduced. The primary driver of the 16% and 12% declines in '10
and '11 estimates, respectively, is the addition of €375 million of equity to PEPR’s balance sheet so as to reduce leverage below 50%. PEPR is currently in the process of
changing its corporate structure, which is likely to lead to an equity issuance in late '09 or early *10. While dilutive to earnings (and prospectively to NAV) per share, an equity
issuance would greatly enhance enterprise value as it would remove the financial distress cloud that has hung above PEPR for some time. In addition, PEPR is likely to
extend its bank facilities and obtain more secured debt, which should serve to refinance its '10 obligations.

Given PEPR’s high implied valuation yields and the significant probability that financial distress will be further reduced, we herein increase our recommendation to BUY.

SEGRO ClLa

SGRO’s spot NAV estimate as calculated by Green Street is herein lowered by 2% to 315p/sh in order to reflect the closing of the Brixton acquisition as well as the recent £250
million share placement. SGRO’s EPRA earnings estimates are also herein reduced. The main driver is a 1TH09 loss on the sale of trading properties and our current
expectation that no profit will be generated by this segment over the next 18 months. This contrasts with a previous expectation of profitability. We herein downgrade the
shares of SGRO to HOLD. While SGRO'’s valuation seems reasonable versus the U.K. majors (low premium to NAV, relatively high implied valuation yields), PEPR
represents a much more compelling risk/reward trade-off within the European industrial group.

Analysts: John Lutzius (JL) is primary analyst on BLND, HMSO, LAND and LII. Cedrik Lachance (CLa) is primary analyst on PEPR and SGRO.

© 2009, Green Street Advisors, Inc. - Use of this report is subject to the Terms of Use listed on page 4.
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Green Street Advisors

1-Sep-09 = EPRA 1,175 = F3REAL 1948 = 10YRGIlt3.55% = U.K.10 YR+ Corp Bonds 6.16%
Debt Observed Prem/(Disc)
Out. Market Lev. Net Debt Prem/(Disc) to Warr. to Warr.
Recent Shares Value Ratio /EBITDA GSA GSA Share Share Opinion
Symbol Price Millions Millions (1) (2) Assets \1:\" Price Price

U.K. Majors

BRITISH LAND BLND 471p 854 £4,019 60% 9.8x 384p 9% 23% 499p -6% BUY

HAMMERSON HMSO 390p 697 £2,717 50% 8.2x 341p 7% 14% 389p 0% HOLD

LAND SEC. LAND 612p 755 £4,617 52% 8.6x 539p 6% 13% 598p 2% HOLD

LIBERTY INTL. LIl 505p 577 £2,912 69% 10.6x 296p 22% 70% 416p 21% SELL
European Industrials

PROLOGIS EUR. PEPR €3.83 191 €730 60% 7.4x €6.41 -16% -40% €4.04 -5% BUY

SEGRO SGRO 339 734 £2,492 55% 11.3x 315p 3% 8% 346p -2% HOLD
European Industrials Average 56% 10.5x -1% -2% -3%

End of Year
Geographic Occupancy
Property Type (3) Mix (3) Like-For-Like Net Rental Income Growth (Like-for-Like Portfolio)
Retail Office Industr. U.K. Continent '09 10 "11 12

U.K. Majors

BLND 59% 39% 0% 96% 4% -2.1% -2.4% -1.8% 0.1% 95.0% 93.4% 93.5% 94.9%

HMSO 85% 15% 0% 66% 34% -2.4% -2.0% -1.6% 0.5% 94.3% 93.3% 93.4% 95.8%

LAND 58% 39% 0% 100% 0% -3.7% -4.6% -2.6% -0.4% 92.4% 91.4% 91.3% 93.1%

LIl 85% 10% 0% 94% 0% -4.2% -3.1% -1.6% 0.7% 95.1% 92.9% 94.0% 95.8%
U.K. Majors Average -3.1% -3.2% -2.0% 0.1%
European Industrials

PEPR 0% 0% 100% 17% 83% -2.1% -3.5% -1.8% 0.6% 94.1% 92.6% 93.1% 95.1%

SGRO 1% 13% 86% 71% 29% -3.7% -4.4% -2.5% 0.4% 87.3% 85.8% 86.3% 88.3%

European Industrials Average -3.4% -4.2% -2.3% 0.5%

EPRA Earnings Dividends
Economic Cap Rate & e
Net Initial Yield (4) (4) (5) Estimate Dividend From '09
Implied GSA Implied Yield Earnings
U.K. Majors
BLND 7.2% 6.6% 6.5% 5.8% 25.2p 23.9p 26.7p -4.9% 11.6% 51% 5.7% 5.5% 1.0x
HMSO 7.0% 6.6% 6.1% 5.7% 18.8p 16.4p 14.5p -12.8% -11.5% 4.2% 3.7% 3.9% 1.3x
LAND 7.9% 7.4% 6.8% 6.4% 38.9p 33.8p 35.5p -13.0% 4.9% 5.5% 5.8% 5.7% 1.1x
LIl 7.2% 5.9% 5.4% 4.4% -0.9% -5.6% 3.9% 3.7% 3.3% 1.2x

-8.2% 1.5%

U.K. Majors Average

European Industrials

PEPR 8.6% 10.2% 7.8% 9.3% €0.61 €0.42 €0.36 -29.9% -16.0% 11.1% 9.3% 0.0% n/a
SGRO 8.3% 8.1% 6.9% 6.7% 14.6p 16.9p 16.9p 16.2% -0.2% 5.0% 5.0% 2.5% 1.7x
European Industrials Average 7.1% 7.2% 6.9% -3.4% 6.2% 5.9% 2.0% 1.4x

All averages are weighted by market cap.

BLND & LAND have 31 March financial year ends whereas HMSO, LIl, PEPR & SGRO are as at 31 December. The years shown correspond to the most recently completed
calendar year (e.g. 09 refers to the financial year completed 31 March 2010 for BLND & LAND and 31 December 2009 for HMSO, LII, PEPR & SGRO.

(1) Total Liabilities (Market value, net of cash) / Total Assets.

(2) Net Debt (Book value of debt, net of cash) / '09E EBITDA.

(3) Based on GSA spot of asset values.

(4) For stabilized investment properties only (i.e. excludes recent developments in lease-up)

(5) An economic cap rate adjusts for costs incurred by the landlord that are not accounted for in traditional real estate yield measures and is more comparable to capital market
benchmarks. As compared with a U.K. net initial yield, an economic cap rate subtracts operating costs not reflected in net rent (which can be a sizable burden when vacancy is
high or properties are operationally intensive), leasing commissions, and a structural cap-ex reserve. Economic cap rate is calculated without adding purchaser’s costs to the
denominator. As compared with a U.S. nominal cap rate, an economic cap rate subtracts tenant improvements and leasing costs, and a structural cap-ex reserve.

© 2009, Green Street Advisors, Inc. - Use of this report is subject to the Terms of Use listed on page 4.



Green Street’s Disclosure Information

Analyst Certification — |, John Lutzius, hereby certify that all of the views expressed in this research report accurately reflect my personal views about any and all of the subject compa-
nies or securities. | also certify that no part of my compensation was, is, or will be directly or indirectly related to the specific recommendation(s) or view(s) in this report.

Issuers of this Report: US and EEA: This report has been prepared by analysts working for Green Street Advisors (GSA (US)) and/or Green Street Advisors (U.K.) Limited (GSA (UK)),
both of which are subsidiaries of Green Street Holdings, Inc.

This report is issued in the USA by GSA (US). GSA (UK) accepts no responsibility for this report to the extent that it is relied upon by persons based in the USA. GSA (US)is
regulated by FINRA and the United States Securities and Exchange Commission, and its headquarters is located at 567 San Nicolas Drive, Suite 200, Newport Beach, CA 92660.

This report is issued in the European Economic Area (EEA) by GSA (UK). GSA (US) accepts no responsibility for this report to the extent that it is relied upon by persons
based in the EEA. GSA (UK) is registered in England, (Company number. 6471304), and its registered office is 22 Grosvenor Square, London, W1K 6LF. GSA (UK) is authorized and
regulated by the Financial Services Authority in the United Kingdom and is entered on the FSA’s register (no. 482269]).

References to “Green Street” in Disclosures in this section and in the Other Important Information section apply to:
. GSA (US) to the extent that this report has been disseminated in the USA; or
. GSA (UK) to the extent that this report has been disseminated in the EEA by.

Green Street Advisors US is exempt from the requirement to hold an Australian financial services license under the Act in respect of the financial services; and is regulated by the SEC
under US laws, which differ from Australian laws.

Green Street Advisors UK Ltd. is exempt from the requirement to hold an Australian financial services license under the Act in respect of the financial services; and is regulated by the
FSA under UK laws, which differ from Australian laws.

Green Street reserves the right to update the disclosures and policies set out in this document at any time. We encourage a careful comparison of these disclosures and policies with those
of other research providers, and welcome the opportunity to discuss them.

Affiliate Disclosures: Green Street does not directly engage in investment banking, underwriting or advisory work with any of the companies in our coverage universe. However, the

following are potential conflicts regarding our affiliates that should be considered:

e Green Street is affiliated with Eastdil Secured, a real estate brokerage and investment bank that sometimes engages in investment banking work with companies in Green Street’s
coverage universe. Green Street does not control, have ownership in, or make any business or investment decisions for, Eastdil Secured.

e Green Street has an advisory practice servicing investors seeking to acquire interests in publicly-traded companies. Green Street may provide such valuation services to prospective
acquirers of companies which are the subject(s) of Green Street’s research reports. Green Street may receive fees that are contingent upon the successful completion of a transact-
ion or other fees for its work on behalf of prospective acquirers.

e An affiliate of Green Street is the investment manager of an equity securities portfolio on behalf of a single client. The portfolio contains securities of issuers covered by Green Street's
research department. The affiliate is located in a separate office, employs an investment strategy based on Green Street's published research, and does not trade with Green Street’s
trading desk.

For EEA recipients: This report is issued by GSA (UK). Its affiliate, GSA (US), has contributed to this report. In addition, the following foreign research analysts contributed to the material
in this report: Cedrik Lachance, Alexandra Coupe and Steven Frankel. Notwithstanding the contributions of those foreign research analysts, the GSA (UK) analyst identified in the Analyst
Certification at the front of this report is responsible for its production and distribution to EEA recipients, on behalf of GSA (UK).

Other Important Information

Management of Conflicts of Interest: Conflicts of interest can seriously impinge the ability of analysts to do their job, and investors should demand unbiased research. In that spirit,
Green Street adheres to the following policies regarding conflicts of interest:

Green Street employees are prohibited from owning the shares of any company in our coverage universe.

Green Street employees do not serve as officers or directors of any of our subject companies.

Green Street does not commit capital or make markets in any securities.

Neither Green Street nor its employees/analysts receives any compensation from subject companies for inclusion in our research.
Green Street does not directly engage in investment banking or underwriting work with any subject companies.

Please also have regard to the Affiliate Disclosures listed above when considering the extent to which you place reliance on this research report and any research recommendations made
herein.

A number of companies covered by Green Street research reports pay an annual fee to receive Green Street’s research reports. Green Street may periodically solicit this business from
the subject companies. In the aggregate, annual fees for GSA (US) and GSA (UK) research reports received from subject companies represent less than 3% of each of GSA (US)'s and
GSA (UK)'s respective total revenues.

Green Street publishes research reports covering issuers that may offer and sell securities in an initial or secondary offering. Broker-dealers involved with selling the issuer’s securities or
their affiliates may pay compensation to GSA upon their own initiative, or at the request of Green Street's clients in the form of “soft dollars,” for receiving research reports published by
Green Street.

The information contained in this report is based on data obtained from sources we deem to be reliable; it is not guaranteed as to accuracy and does not purport to be complete. This
report is produced solely for informational purposes and is not intended to be used as the primary basis of investment decisions. Because of individual client requirements, it is not, and it
should not be construed as, advice designed to meet the particular investment needs of any investor. This report is not an offer or the solicitation of an offer to sell or buy any security.

Green Street Advisors is an accredited member of the Investorside®™ Research Association, whose mission is to increase investor and pensioner trust in the
U.S. capital markets system through the promotion and use of investment research that is financially aligned with investor interests.

Green Street generally prohibits research analysts from sending draft research reports to subject companies. However, it should be presumed that the analyst(s) who
authored this report has(/have) had discussions with the subject company to ensure factual accuracy prior to publication, and has(/have) had assistance from the
company in conducting due diligence, including visits to company sites and meetings with company management and other representatives.

Distribution of Recommendations:
e GSA (US): As of Aug 3, 2009, of the companies covered by GSA (US) that were assigned a rating, 28% were rated Buy, 44% Hold, and 28% Sell.
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This report is provided in the United Kingdom for the use of the addressees only and is intended for use only by a person or entity that qualifies as a "Professional Client" or an "Eligible
Counterparty". Consequently, this report is intended for use only by persons having professional experience in matters relating to investments. This report is not intended
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