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MISSION

Our mission is to generate

attractive returns for
shareholders through
active investment and asset

management.

ENTREPRENEURSHIP

Our ambition is to constantly face new
challenges by breadening our knowledge and
experience i a creatiwe and 1igorous way.

EXCELLENCE

Striving for the highest level of quality

i all our activities is a testament to our
passion and commatment on a daily basts.

MISSION AND PRINCIPLES

@

PRINCIPLES

INDEPENDENCE

We are focusing our effort as an
independent and trusted partner

on behalf of domestic and
international institutional investors
and operators.

INTEGRITY
Honesty and transparency
are “must have” values for us.

SUSTAINABILITY

1t is important for us that our
investments are responstble for the
company and._for the environment.

“COIMA RES 1s a company managed according to the international best

practices with the aim of creating value for its shareholders. In 2017,
COIMA RES demonstrated that it is a solid and transparent vehicle
offering Italian and foreign investors an attractwe access point to the Italian
real estate market.”

Caio Massimo Capuano
Chairman of COIMA RES
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HIGHLIGHTS OF 2017

IN ITS SECOND YEAR OF OPERATIONS THE COMPANY CONSOLIDATED

ITS PORTFOLIO GENERATING SOLID ECONOMIC
AND FINANCIAL RESULTS

MAIN CONSOLIDATED ECONOMIC AND FINANCIAL DATA

RENTS

34.2

Furo millions

EPRA EARNINGS

15.3

FEuro mullions
(0.42 Euro per share)

TOTAL VALUE OF
THE PORTFOLIO

610.7

FEuro millions

EPRA NAV

384.6

Euro mallions
(10.68 Euro per share)

OCCUPANCY RATE

95.2%

asat 31/12/2017

NOI

30.5

FEuro millions

RECURRING FFO

16.8

Euro mallions
(0.47 Euro per share)

NET FINANCIAL POSITION

232.6

Furo millions

EPRA NNNAV

380.2

Euro mallions
(10.56 Euro per share)

WALT (YEARS)

7.2

NET RESULT

28.9

Euro millions

EPRA NET
INITIAL YIELD

5.3%

LOAN TO VALUE

38.1%'

EXPECTED NET
STABILIZED YIELD

5.7%

LIKE-FOR-LIKE RENTAL GROWTH

+1.4%

(+3.6% EXCLUDING THE BRANCHES OF THE
DEUTSCHE BANK PORTFOLIO)

COIMA RES operates with an SIIQ) tax status (Societa di Investimento Immobiliare Quotata), equivalent to
international Real Estate Investment Trusts (REIT)

1 Bonnet accounted for on a pro-rata basis (35.7%)
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MAIN ACTIVITIES IN 2017

The COIMA RES property portfolio consolidated in 2017 through acquisitions and disposals increasing the
share of the portfolio in Milan (72%) and the portion of the portfolio invested offices (75%). The EPRA
net initial yield of the portfolio as at December 31%, 2017 is 5.3%. The structure of COIMA RES was also
strengthened by co-opting Luciano Gabriel and Olivier Elamine onto the Board of Directors and with the

arrival of Alberto Goretti as Investor Relations Director.

» |
» |
» |
» |

» |
»

|
» |
» |
» |
» |
» |

» |

JANUARY 16", 2017: ACQUISITION OF AN OFFICE COMPLEX IN MILAN IN VIA PRIVATA DERUTA 19
FOR € 46 MILLION

JANUARY 2374, 2017: RENEWAL AND EXTENSION OF THE LEASE AGREEMENT WITH NH HOTELS
FOR THE GIOIAOTTO PROPERTY IN MILAN

MARCH 27t*, 2017: ALBERTO GORETTI JOINS THE TEAM AS INVESTOR RELATIONS DIRECTOR

MARCH 31+, 2017: € 73 MILLION REFINANCING OF TWO PROPERTIES (GIOIAOTTO AND 2331 EURCENTER)
OWNED BY THE MHREC FUND

APRIL 1274, 2017: FIRST DIVIDEND PAYMENT EQUAL TO APPROXIMATELY € 0.11 PER SHARE
APRIL 26™, 2017: LUCIANO GABRIEL AND OLIVIER ELAMINE NEW INDEPENDENT DIRECTORS

SEPTEMBER 7%, 2017: EPRA GOID AWARD FOR COIMA RES 2016 ANNUAL REPORT
AND SUSTAINABILITY REPORT

OCTOBER 20, 2017: VAT REPAYMENT OF APPROXIMATELY € 39 MILLION FROM THE ITALIAN INLAND
REVENUE AGENCY

OCTOBER 24, 2017: ACQUISITION OF THE MONTE ROSA 93 OFFICE COMPLEX IN MILAN FOR €57 MILLION

OCTOBER 25™, 2017: ANNOUNCEMENT OF THE SALE OF 21 BRANCHES OF THE DEUTSCHE BANK
PORTFOLIO IN THE SOUTH OF ITALY FOR € 38 MILLION

NOVEMBER 15, 2017: INTERIM DIVIDEND PAYMENT EQUAL TO € 0.09 PER SHARE

DECEMBER 20™ 2017: COIMA RES CREATES A THINK TANK TOGETHER WITH FIVE OTHER EUROPEAN REITS
DEDICATED TO SUSTAINABILITY AND INNOVATION

Summary of the development of the portfolio from the IPO to date (Euro millions)
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Change in value of COIMA RES properties

(Euro millions) . Chonge in value since the acquisition (€m) . Chonge in value in 2017 ' (€m)
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The Total Shareholder Return for the period ended December 31%, 2017 was 8.0%.
The EPRA NAV per share increased by 9.3% from the IPO to the present and by 6.2% in 2017.

EPRA NAV per share since IPO EPRA NAV in 2017

Euro (Euro millions)

10.70

10,60 3622 153 153  (7.3) (0.8) 3346

10.50
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10.00

9.90

9.80

770 at Jun-  Sep- Dec- Mar- Jun- Sep- Dec- DecemberRevaluations EPRA  Dividends Other  December

IPO 16 16 16 17 17 17 17 31+, Earnings 31+,

(May-16) 2016 2017

1 IF THE PROPERTY WAS PURCHASED IN 2017 THE CALCULATION WAS MADE ON THE PURCHASE PRICE
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INVESTMENT ASSET

RETURNS MANAGEMENT MANAGEMENT

ACQUISITIONS
'I o 3 o TENANT EPRA
° RETENTION RATE VACANCY RATE

E
TOTAL SHAREHOLDER e lI 00% 4- 8%

RETURN DISPOSALS

8.0% 38.5

(based on NAV per share mEur NEW LEASE OCCUPANCY
growth plus dividends paid AGREEMENTS/RENEWALS RATE

in 2017) PORTFOLIO INVESTED 1.5 95.2%
61 0071 mEur

mbEur

100% OFF-MARKET TRANSACTIONS

MAIN DATA 31/12/2017 31/12/2016 Difference

Gross Asset Value' €610.7 m €5262m €845m/ +16.0%
EPRA Net Asset Value €384.6m €362.2m €224 m/ +6.2%
EPRA Net Asset Value per share €10.68 €10.06 €0.62 / +6.2%
Net Operating Income (NOI) €30.5m €13.7m €16.8m

NOI margin 89.1% 88.0% +1.1 p.p.
Like-for-like rental growth +1.4% +2.9%? n.a.

Like-for-like rental growth

(excluding Deutsche Bank portfolio) +3.6% n-a. e
EPRA Earnings per share €0.42 €0.13 €0.29
Recurring FFO per share €0.47 €0.17 €0.30
EPRA Cost Ratio 37.5% 51.4% (13.9) p-p.
Loan To Value' 38.1% 29.2% +8.9 p.p.
Interest cover ratio 3.2x 2.7x +0.5x
Average debt cost 1.97% 1.99% (0.02) p.p.
Average debt maturity 3.7 years 3.9 years (0.2) years

1 Bonnet accounted for on a pro-rata basis (35.7%)
2 Caleulated on the portfolio transferred during the IPO

om
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LETTER TO STAKEHOLDERS

IN 2017, COIMA RES CONSOLIDATED ITS PROPERTY PORTFOLIO
AND STRENGTHENED THE BOARD OF DIRECTORS AND ITS
INTERNAL STRUCTURE

Dear Shareholder,

At the end of our second year of operations, we are delighted to
announce the results achieved by COIMA RES in 2017.

The market in which COIMA RES has operated has been
favourable for Italy from a macro economic point of view
(increase in the GDP growth rate and employment level) and
from a real estate perspective. The office sector in Milan saw a return to pre-crisis
investment volume levels, a compression of yields in line with many European cities
and growth in prime rents.

During 2017, the company's Board of Directors was strengthened by the arrival of
Luciano Gabriel (Chairman of PSP Swiss Properties) and Olivier Elamine (CEO of
Alstria Office) who also joined respectively the Control and Risk Committee and the
Remuneration Committee. Their arrival is a testament to the quality of the COIMA
RES project and a demonstration of our desire to adhere to international best
practices. Our Board of Directors is currently composed of 9 members, 7 independent
and 1 non-executive, 5 with extensive experience in the property sector and 4 with
an international background. Our commitment to transparent communication was
recognized in 2017 by the European Public Real Estate Association (EPRA), which
assigned the “Gold Award” for the COIMA RES 2016 Annual Report and the 2016
Sustainability Report.

Our investment plan continued in 2017 with two off-market acquisitions in Milan in the
office sector (Deruta 19 and Monte Rosa 93). At the same time, COIMA RES has taken
steps to optimise the portfolio by selling a previously identified portion of the Deutsche
Bank portfolio. This transaction makes it possible to concentrate the Company's
mvestments further in the office sector, with a particular focus on Milan. The quality
of our tenants remains high, with around 72% of stabilised gross rent from investment
grade tenants, at the same time we maintain high standards of customer relationship.

The quality of our portfolio, supported by our ability to actively managing our
properties with a view to create value, are demonstrated by revaluations of
€15.3 million in 2017 and rental growth of +1.4% recorded in 2017 on a like for
like basis (+3.6% excluding the Deutsche Bank branches portfolio). The active
management of our property portfolio, supported by a selective investment strategy
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and prudent cost management, has enabled us to achieve a total shareholder return
of 8.0% in 2017.

The significant component of core type properties in the portfolio, equal to 82%, has
allowed us to bring forward the payment of the first dividend to this year (equal to
approximately €0.11 per share, paid on April 12", 2017 with regard to the 2016 final
year) and we were able to announce a total dividend of Euro 0.27 per share for 2017
(including a payment on account of Euro 0.09 per share which was paid on November
15" 2017, while the payment of the balance equal to Euro 0.18 per share is planned
for April 2018). Financial management remains prudent, with an LTV of 38.1% as
at December 31%, 2017. Our objective is to keep the LTV below 45%. Our weighted
average cost of debt remains below 2%.

In the future, our focus will remain mainly focused on the office sector in Milan and
we expect to increase the Core+ and value-add component in order to further develop
the portfolio from a perspective of rental and net asset value growth, to offer even
more attractive returns to our shareholders with a moderate incremental exposure to
risk.

We believe that Milan and Italy continue to offer attractive investment opportunities
in the property sector and COIMA RES will continue in 2018 to take best advantage
of these opportunities with a view to creating value for shareholders in the short,
medium and long-term.

Thank you for your support.

Manfredi Catella
Founder & CEO, COIMA RES
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OUR BUSINESS MODEL

OUR OBJECTIVE IS TO GENERATE ATTRACTIVE RETURNS FOR
SHAREHOLDERS, AT THE SAME TIME CONTROLLING AND LIMITING RISK

13
Our current strategy remains focused on creating a quality office portfolio with potential for rental growth

and an increase in value. 99

Manfredi Catella
Founder & CEO, COIMA RES

The COIMA RES investment strategy is aimed at creating a high quality real estate portfolio, capable of
generating stable, growing and sustainable cash flows and with the potential for the capital value and rental
growth over time.

A CLEAR AND WELL-DEFINED INVESTMENT STRATEGY

» Focus on prime (core/core+) properties with a risk/return profile in line with the strategy

» Cooncentration on Milan

Off-market transactions thanks to our network with a well-established, very extensive presence in

»

the market
» Prudent financial structure with a target LTV of < 45%

Possibility of also taking advantage of investment opportunities in properties with a value-added
» profile through JVs, in order to limit capital exposure and reduce the risk profile

MAIN CHARACTERISTICS OF THE PROPERTIES THAT WE PURCHASE

High quality of the buildings, both in terms of the actual and prospective value

Location, mainly buildings located in strategic areas and with good links to public transport networks

High quality of the tenants, with sound tenants mainly characterized by an investment-grade rating

Long duration lease agreements, which are inflation-indexed and with cost structure on operating

() © 9 @

that give visibility and certainty to the net cash flows for the Company and capital protection
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ACTIVE MANAGEMENT AIMED TO INCREASE VALUE FOR OUR SHAREHOLDERS

In terms of the portfolio management approach, the GOIMA RES strategy aims at generating rental growth

and increasing the value of properties thanks to specific asset management activities:

»

»

»

»

»

»

»

Constant monitoring of tenants’ level of satisfaction

Renegotiation of agreements, both to improve the rental levels and to extend the terms;

Tenants rotation

Feasibility study and implementation of improvement measures of properties when necessary

Repositioning and upgrading of the buildings

Evaluation of possible disposals of non-strategic assets and on an opportunistic basis

Optimisation of the funding structure

Milan - GIOIAOTTO - Offices
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OUR PORTFOLIO

COIMA RES OWNS A PORTFOLIO OF 86 PROPERTIES
WORTH EURO 610.7 ' MILLION FOR TOTAL COMMERCIAL

SURFACES OF 189,000 m?

1 Bonnet accounted for on a pro-rata basis (35.7%)

“The actinties conducted in 2017 were avmed at the proactive
management of properties in order to create value for shareholders through
leasing, properly and development activities and the rotation of the initial
portfolio through a programme of dwestments aimed at consolidation in
the office sector in Milan.”

Matteo Rava
Key Manager, for COIMA RES Asset Management
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Main indicators of the portfolio as at 31/12/2017

Deutsche Vodafone -6 7 2331 3 Monte Portfolio
Bank' Village HEREGE Eurcenter? el LG ) Rosa 93 Dec 2017*
City Miscellaneous Milan Milan Rome Milan Milan Milan -
. Lorenteggio Melchiorre 2331 ) ) Via Monte
Address Various 240 ey Eurcenter Via Bonnet  Via Deruta 19 Rosa 93 -
Lorenteggio  Porta Nuova Porta Nuova  Piazza Udine Lotto - Citylife
Sub-market BD 8D EUR BD 8D 8D 8D
Asset class el el Offices Ciifes, H.o- Offices, Retail Offices, Retail Offices Offices -
es tels, Retail
% ownership 100.0% 100.0% 86.7% 86.7% 35.7% 100.0% 100.0% -
Markel Valve 98.9 208.5 72.1 83.8 35.1 51.9 60.4 610.7
(€/mln)
EPRA occupancy rate 82% 100% 100% 100% n.a. 100% 86% 95%

Number of tenants 1 1 9 10 6 1 4 32

WALT (years) 8.8 9.1 6.3 4.5 2.4 4.0 5.0 7.2

Gross iniial rent 5.2 13.9 3.1 5.1 0.3 3.6 3.5 34.6

(€/mln)
Net niticl rent 42 12.8 27 45 0.1 3.2 3.0 30.5
(€/mln)
e c
Stabilised nflr:)“ rent (¢/ 5.2 13.9 4.1 5.1 03 3.6 3.6 35.8
Stabilised net rent (€/mln) 4.2 12.8 3.7 4.5 0.1 3.2 3.1 31.6
Expected stabilised gross 5.2 13.9 4 5.1 3.1 3.6 41 39.1
rent (€/mln)
Expected stabilised net 4.4 12.8 37 4.5 2.9 3.2 3.5 35.0
rent (€/mln)

Initial gross return® 5.2% 6.7% 4.2% 6.1% n.a. 6.9% 5.8% 6.0%
EPRA Net Initial Yield® 4.3% 6.1% 3.7% 5.4% n.a. 6.2% 4.9% 5.3%
Stabilised gross return® 52% 6.7% 5.6% 6.1% n.a. 6.9% 6.0% 6.2%
EPRA topped-up NIY* 4.3% 6.1% 5.1% 5.4% n.a. 6.2% 5.1% 5.5%

Stabilised expected gross o/, 6.7% 5.6% 6.1% 6.2% 6.9% 6.5% 6.3%
return
Stabilised expected net 5 0/, 6.1% 5.1% 5.4% 57% 6.2% 5.6% 5.7%

return

1 DoEs NOT INCLUDE THE 21 BRANCHES OF DEUTSCHE BANK SOLD IN JANUARY 2018

2 DATA CALCULATED FULLY CONSOLIDATING THE PROPERTY

3 DATA CALCULATED PRO-RATA (35.7 %)

4 DoEs NOT INCLUDE THE 21 BRANCHES OF DEUTSCHE BANK SOLD IN JANUARY 2018. BONNET INCLUDED PRO-RATA (35.7%)
5 THE CALCULATION EXCLUDES THE BONNET PROPERTY AS IT IS UNDER REDEVELOPMENT

6 CALCULATED EXCLUDING VACANT PROPERTIES

7 CALCULATED TAKING INTO ACCOUNT EXPECTED CAPEX (HARD AND SOFT COSTS)

50
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MILAN
72% OF THE PROPERTY PORTFOLIO IS IN MILAN

VODAFONE
VILLAGE

& DEUTSCHE BANK

>
, N PORTFOLIO
b ‘ / s
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ROME
15% OF THE PROPERTY PORTFOLIO IS IN ROME

DEUTSCHE BANK
__ PORTFOLIO

17l
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PORTFOLIO

by GEOGRAPHICAL AREA

(at market value')

by USE

(at market value')

by STRATEGY

(at market value')

Hotel

Retail ; Value-add
Other 2;' 4% 8%
13% ° Core + ‘
Bank ‘ ]O%,
branches
Rome 16%
15%
Milan Offices Core
72% 75% A 82%
(compared with (compared with
61% Dec-16) 64% Dec-16)
1 Bonnet recorded pro-rata (35.7%)
STABILISED RENT
by TENANT by SECTOR
Other Insurance ~ Other
18% 5% 7%
° Industria
8%
Vodafone
NHAI;orel 39% Consultancy '
° 10%
PwC .
4% . Telecom
Techint ‘ 44%
5% Financial
Fastweb services
8% 26%
BNL Deutsche Bank
10% 14%
WALT
WALT Expected stabilised gross rent (€/min)

Deutsche Bank

Vodafone Village

Gioicotto | I — o5

8.8

2331 Eurcenter | NN ¢+ 5
Bonnet | NG 2.4
Deruta 19 (I, .0
Monte Rosa 93 |G 5.0
Portfolic | I, ©

T T
0 2 4 6

1 Recorded pro-rata (35.7%)
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PORTFOLIO ASSET
MANAGEMENT ACTIVITY

DURING 2017 A NUMBER OF ACTIVITIES HAVE BEEN IMPLEMENTED AIMED
AT CREATING VALUE AND MITIGATING RISKS

&

»

»

»

ASSET MANAGEMENT ACTIVITY

DEUTSCHE BANK PORTFOLIO

A reduction in the IMU (property tax) of the Rome property — Piazza Santi Apostoli was obtained
taking it from €42,151 to €19,875 (a 53% reduction). The possibility of reducing the IMU in further
11 properties (potential reduction in IMU for a total saving of €64,000 per year)

GIOIAOTTO

The rental agreement with the NH Hotel Group was renewed and extended. The new agreement
involves rental for 9 years without the option of withdrawal and the option of renewal for a further 6
years with an increase in the stabilised rent of around 120% compared with the previous agreement.
The lease is 100% indexed to CPL

(1) A feasibility study was launched into the potential positioning and development of the signage on
the building and (ii) a capex plan was agreed for the hotel portion that the tenant is responsible for
based on the renegotiated lease agreement

2331 EURCENTER

In accordance with the Lazio Region Housing Plan, in May 2017, a Notice of Commencement
(DIA) was filed at the Municipality of Rome in order to be able to create additional surfaces
byapproximately 458 m? (equal to an increase of 3.1% in the net rentable area - NRA). The
executive project will be completed in Q1 2018 and the work are expected to be completed by the
end of 2018.

TENTANT MANAGEMENT ACTIVITIES

Regular meetings with tenants in order to constantly monitor their needs and degree of satisfaction

The third-party, independent tenant satisfaction evaluation programme was confirmed with Kingsley
Associates, a leading company in the international property market for this type of statistics and analysis
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PROPERTY MANAGEMENT ACTIVITY

VODAFONE VILLAGE
The implementation of property management services based on international best practices was
launched in line with the high standards applied in the management of LEED-certified buildings.

DEVELOPMENT/REDEVELOPMENT ACTIVITIES

BONNET

The complex in via Bonnet is composed of two buildings in the Porta Nuova area of Milan. The
strategy involves (i) the total redevelopment of the tower building for a mixed retail and office intended
use (i1) the creation of a new building in the redeveloped square and (i) the development of the
tertiary building through active management of the placement on the market of the areas still to be
leased, benefiting from the overall development of the area. The following activities took place during
the course of the year under the scope of the property complex redevelopment activities:

Design
* CGompletion of the preliminary and definitive project

* Launch of activities for the executive project with completion expected by Q1-2018

Authorisation procedure

* Obtaining the favourable opinion of the Countryside Commission pursuant to Article 55 of the
Building Regulations with positive comments on the set-up of the entire project and the importance
for the city of the redevelopment of an abandoned building and urban reconnection of the property
with Corso Como/ Piazza Gae Aulenti

* Iinalisation of the main building permit in progress

Construction
» Completion of the strip out and dismantling of the fagade

* Completion of the reclamation works
* Launch of the demolition of the underground car park

* Launch of the tender to select the General Contractor in order to proceed with the site works
starting in Q2-2018. Expected completion of the works: H1-2020

Leasing
* Evaluation of non-solicited interests by potential tenants. Preparation of the strategy for launching

marketing activities from Q2-2018

COIMA RES owns its 35.7% of the Bonnet project (the rest being owned by the COIMA Opportunity Fund 11). COIMA RES

represents its share in the joint venture as an equily investment in an associate company valued at shareholders' equity. COIMA SGR

does not recewe any additional fee from the management of the special purpose vehicle used for the investment. As far as governance is

concerned, COIMA RES has veto rights over any change to the articles of association of the investment vehicle. If the pariner in the
Jownt venture decides to sell its shares, COIMA RES will benefit from it by virtue of the tag-along clauses. The Company provides
the most significant data of the investment made on a proportional basis as well.
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»

PORTFOLIO ROTATION ACTIVITY

VALUE CREATION Deutsche Bank Portfolio:

A series of actions were pursued under the scope of the asset management programme aimed at
reducing the risk profile through a multi-year divestment plan. Specifically:

*on 13/03/2017, a sale agreement was signed for the property located in Gravedona — Viale Stampa 3
for an amount of €0.35 million (+4.5% compared with the latest valuation by the independent expert).
*on 19/07/2017, a sale agreement was signed for the property located in Casargo — Viale Italia 5 for
an amount of €0.2 million (+8.3% compared with the latest valuation by the independent expert).

* on 25/10/2017, the binding offer was accepted for the sale of 21 branches in the Deutsche Bank
portfolio all located in southern Italy for an amount of €38.0 million (3.1% discount compared with the
latest valuation of the independent expert). Specifically, the portfolio represents a total of 11,416 m?
and includes the branch in Naples, in via Santa Brigida (4,600 m?) and various small branches located
in Campania (10 branches), Abruzzo (1 branch) and Apulia (8 branches). The operation marks the
completion of the original sales plan of non-strategic bank branches two years early and concentrates
the exposure of the portfolio mainly in northern Italy.

DEVELOPMENT OF THE PORTFOLIO

Portfolio (December 31+, 2016) 2017 Disposals DB portfolio (December 31+, 2017)

»

no. of branches: 95 no. of branches: 23 no. of branches: 72

Book value: €138.6 million Book value: €39.7 million Book value: €98.9 million

m? 57,094 m? 11,732 m? 45,362

North
66 properties
BV: €82.4m North North
2 properties 64 properties
Centre BV: € 0.5m BV: € 81.9m
8 properties
BV: € 17.0m

South
21 properties
BV: € 39.2m

Centre
8 properties
South BV: €17.0m
21 properties

BV: € 39.2m

ACQUISITION OF DERUTA 19 AND MONTE ROSA 93:

Alongside the divestment activities, the exposure in Milan in the office sector was increased through
the acquisition of Deruta 19 and Monte Rosa 93
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DERUTA 19

INVESTMENT STRATEGY

Off-market acquisition of a Grade A complex, very well integrated with the existing transport network n
Milan, leased to a leading international banking group and with net profitability of over 6.0%.

TENINTS

urchase date: % occupation:
16/01/2017 100%
addess: market value: (100%)
Via Deruta, 19 €51.9 million
Milan
(Piazza Udine areaq) gross annual rent:

£3.6 million BNL

GRUPPO BNP PARIBAS

intended use: expected stabilised gross annual rent:
Offices €3.6 million

bype of investment: WALT:

Core 4.0 years

% ownership: EPRA Net Initial Yield

100% 6.2%

commercial surfaces sustainability

27,500 m? Grade A

Built in 2007, the property complex, composed of two separate buildings entirely leased to BNL - Gruppo
BNP Paribas, is located in the north-east part of Milan in an area with efficient links to the public transport
network and the motorway system. Specifically, the area offers excellent accessibility thanks to being adjacent
to the Milano Metro Line 2 (only 6 stops from new headquarters of Gruppo BNP Paribas in Porta Nuova
developed and managed by COIMA SGR), railway stations (Lambrate Station 0.6 km away, Central Station
2.7 km away), the motorway network (East Bypass 1.2 km away) and Linate Airport (just 10 minutes away). The
property complex houses around 900 employees of BNL - Gruppo BNP Paribas.

Development activity

The building was purchased in January 2017 for a sum of €46 million corresponding to a Gross Entry Yield of
6.8% compared with a market valuation of €51.9 million.

COIMA RES already analysed a possible upgrade project for the building with the Park Associati architect
practice which would allow the occupancy of the property complex to be increased through the recovery of
areas and improvement of the energy performance in order to guarantee the necessary flexibility for the benefit
of the tenant.
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MONTE ROSA 93

INVESTMENT STRATEGY

Off-market acquisition of a property complex located in a well-established district in the semi-centre of Milan
through a sale and leaseback transaction involving the Italian offices of the Techint Group with a 9-year lease
agreement. It involves a strategy for the creation of value in the short-/medium term which includes (1) the
leasing of the vacant part and () the potential recovery of previously authorised areas which could lead to an
increase in the area of around 30%.

TENANTS

purchase date: Yo occupation:
24/10/2017 86%
addess: market value: (100%) TECHINT
Via Monte Rosa 93 £60.4 million Engineering & Construction
Milan S ot
CCiol gross annual rent:
(Lotto - Citylife areaq) 23.5 million
intended use: expected stabilised gross annual rent: L
Offices €4.1 million
type of nvestment: WALT pwc
Core plus 5.0 years
% ownership: EPRA Net Initial Yield

100% 4.9% Bluvacanze

commercial surfaces

19,500 m?

The subject of an intensive redevelopment in 1997, the property complex is located in the north-west part
of Milan, near two important urban redevelopments intended for mixed use namely CityLife and Portello.
Thanks to these developments the area has been completely renovated and is now one of the most modern
business districts in the city. The property has excellent connections to important transport links such as the
West Bypass, the A4-A8-A9 motorways and public transport infrastructures. Specifically, it has direct access to
the Milan outer ring road and the entrance to the Milano Metro Lotto Fieramilanocity stop (line 1 and line 5)
is located in front of the property.

The property is composed of 4 buildings for office use.

Development activity

The property acquired lends itself to development activities through active asset management aimed, in

the short-term, at the leasing of areas which are currently vacant and, in the medium-term, to the potential
recovery of previously authorised areas.
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WHY ITALY?

THE PROPERTY MARKET IN ITALY IS GROWING WITH OPPORTUNITIES
OFFERED BY THE STRUCTURAL GAPS IN THE SECTOR.

The Italian property market continues to offer investment opportunities with competitive returns compared
with those of the other major European countries. The current phase features, on the one side, growth of
capital values and rents and, on the other side, the continuation of several structural gaps both in terms of
product and sector.

With regard to rates of return, there was a compression over the last 24 months for prime products in CBD
with the official prime yields in Milan reaching the 3.5% net yield level, while a margin remains for a further
compression of yields & quality product located in the semi-centre or suburbs which still offer yields of between
4.75% and 5.5% and are attracting increasing demand from investors.

Competition and transparency in the sector have increased, without however limiting the possibility for local
operators of completing off-market transactions, which can generate returns above the market. Investment
volumes in the property sector in Italy in 2017 reached €11.4 billion, representing a growth rate of 23%
compared with 2016.

In the coming months, there may be many opportunities arising from product supply, which will make the
Italian context unique in Europe: the disposal of portfolios by banks and public bodies and the liquidation of
maturing real estate funds. With regard to demand, there will be opportunities generated by tenants searching
for new efficient Grade A office spaces, which still account for the minority of the Italian real estate market.

ER - Facade
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REIT: A MARKET WITH WIDE GROWTH MARGINS

Among the top ten global economies, Italy is the second largest manufacturing country in Europe. With a stock
exchange capitalisation relating to the property sector of around $3.7 billion, Italy is, however, at the bottom
of the list in Europe in terms of the listed property segment by weighting over the total capitalisation of the
stock exchange market.

Maijor global economies - Gross Domestic Product Weighting of capitalisation of REITs
(Billion Eur) on the total stock exchange capitalisation
6.5%
17,974 6.4%
5.4%
3,356
3.9%
2,849
2,422
1,815 2.4%
1,340 1.9%
L% o
= 1.0%
I 0.2%
United Kingdom Italy Denmark Australia USA Denmark Germany Spain
Germany France Austrohu Swnzer|c|nd Ireland Switzerland United Kingdom France Ireland Italy
Source: EPRA - September 2017 Source: EPRA - September 2017

In Europe, the major real estate markets by capitalisation are the United Kingdom and France ($100 billion
and $93 billion, respectively), followed by Germany ($89 billion) and Spain ($27 billion). With a capitalisation of
around §3.7 billion, Italy offers significant growth potential. An important boost for the Italian listed real estate
market could come from the approval on December 23, 2017 of the extension of the PIRs (Individual Savings

Plans) to real estate companies from January 1%, 2018. PIRs are tax-free investment plans exempt from tax on
capital gains and dividends. In 2017, PIR collections stood at over €10 billion producing a significant effect on
the stock exchange prices of Small&Mid Cap companies which benefited from this investment flow and grew, on
average, by 35% (F'I'SE I'TALIA STAR) compared with an increase in the index F'I'SE MIB of 14%.
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WHY MILAN?
THE METROPOLITAN AREA OF MILAN IS GROWING
WITH PROSPECTS AT EUROPEAN LEVEL

“The metropolitan area of Milan is one of the most competitive in
continental Europe, with a dynamic and attractive real estate market which
stll has growth prospects for the period 2018-2020. In 2017, through
the acquisition of Deruta 19 and Monte Rosa 93 and the rotation of the
Deutsche Bank portfolio, COIMA RES wncreased its exposure in Milan to
72% from 61% in 2016.”

Gabriele Bonfiglioli
Key Manager, for COIMA RES Investment Management

Milan - GIOIAOTTO - View
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The third largest European region in terms of GDP, the metropolitan Milan area is home to almost 3,100
multinational companies (33% of those operating in Milan), including around 123 with a turnover of more
than €1 billion, with around 280,000 employees aiming to be the Italian hub for multinationals.

660
I 430

GDP by region in Europe - 2015 (€ Bn)

242
214
204 203 190
124
Paris London Lombardy Munich Lyon Barcelona Madrid Frankfurt Berlin
(metropolitan (metropolitan (metropolitan (metropolitan (metropolitan (metropolitan (metropolitan (metropolitan
areal) area) area) area) area) area) area) area)

Source: Eurostat (2015)

123
61
44
28
25
. - : .
8 7
- - [ ] [ ]

Milan Munich Amsterdam Stuttgart Barcelona Turin Lyon Manchester Glasgow

Companies with a turnover of > € 1 billion (#)

Source: Assolombarda (2016)

INVESTMENTS: A SOLID AND ATTRACTIVE
MARKET 12.000

Investment Volume (€ millions)

Market prospects are solid with the volume of property  10.000
investments which grew by 23% compared to 2016 449
to €11.4 billion and by 40% compared to 2015.

. . : 6.000
The prospects for 2018 remain positive given the
increasing demand from Italian institutional investors ~ “%
which have launched new investment mandates. 2.000
0

Source: CBRE
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YIELDS: PRESSURE ON REAL ESTATE RETURNS

Growing demand from investors has led to a progressive fall in yields from prime offices since 2013 of over 170

basis points.

Prime Office Yields

6.5%

4.2%

@ Barcelona
@ Milan
® Berlin
@ Paris

3.5% 3.5%
3.0%

2013

2017

RENTAL GROWTH: POSITIVE ESPECIALLY FOR QUALITY ASSETS

Demand from tenants is constantly growing (with numerous new active searches) and combined with a shortage

of quality buildings, is putting increasing pressure on rents. Prime rents, both in Milan and Rome, recorded
growth climbing to €550/m? in Milan and €420/m?” in Rome. In 2017, Milan recorded an average growth rate
for rents of 8% and prospectively, based on the market research conducted by Green Street Advisors, in the
period 2018-2020 overall growth is forecast as 18.5% for Milan Porta Nuova and 10.2% for Milan CBD.

2017 rental growth

Frankfurt CBD 13.5%
Berlin CBD
Madrid CBD
Milan CBD

Barcelona CBD

Amsterdam
CBD

Lisbon -
Av de Liberdade

Paris CBD

Rome CBD | 0.0%
Paris - La Défense | 0.0%

0:% 5% 10% 15% 20%
Source: C&W (2017)

Expected rental growth! 2018-2020

Madrid CBD 22.3%

Berlin 21.7%
Milano Porta Nuova
Paris CBD

Frankfurt

Paris - La Défense

Milan CBD

Milan (Inner City)

Barcelona CBD 2.9%

0% 5% 10% 15% 20% 25%

Source: Green Street Advisors (November 2017)

1_The expected rental growth rate is calculated as the
combination of (i) the growth of net effective rent and (ii) the
increase in the occupancy of the buildings

The average vacancy rate is 10.6% in Milan and 11.6% in Rome. Several locations continue to attract higher
demand, specifically the CBD and Porta Nuova in Milan and the EUR district and historical centre in Rome.
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SUMMARY OF THE REAL ESTATE MARKET

2017 Main data Milan
Take-up (mq) 367,000 A
Vacancy rate 10.6 % )
Prime rent (€/m?/year) 550 A
Investments in offices (Eur Billion) 2.4 A
Prime net yield 3.50% \"4

DEMAND OF TENANTS CONCENTRATED ON QUALITY PROPERTIES

Tenants are demanding increasingly higher quality assets: around 70% of leasing transactions for properties for
office use in the Milan area involve Grade A buildings with a clear increase compared with the past. However,
the Italian real estate market continues to suffer from a chronic shortage of quality assets compared with other

European markets.

DEVELOPMENT OF DEMAND IN 2007-2016

Grade A Grade B+C
52% 30%
2007 > 2017
Grade B+C
48%
Grade A
70%
Fonte: C&W and CBRE

Despite demand being focused on quality properties, these are the minority of what is on offer. The stock of

quality properties is very limited compared with that in major European countries, also in relation to limited
development activities over the last 15 years.

Stock of Grade A properties

50%

46%
40%
30% 26% 25% 25% 25%
22% 20%
20%
M%
- .:
0%
London Paris Madrid Barcelona Frankfurt Brussels Berlin Milan

Source: JLL 2016
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MANAGEMENT

Senior management 38
Our corporate structure 40
Asset management 41
Investor Relations 44
Joint Ventures 47

COIMA RES IS LED BY A MANAGEMENT
TEAM THAT HAS GAINED MANY YEARS
OF EXPERIENCE IN THE ITALIAN AND
INTERNATIONAL PROPERTY SECTOR
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SENIOR MANAGEMENT

A CLOSE-KNIT TEAM WHICH HAS WORKED TOGETHER FOR MORE THAN

10 YEARS

Manfredi Catella

Graduated in Economics and Business from the
Catholic University of the Sacred Heart, with a
Masters in Regional Planning and Real Estate
from the Turin Polytechnic, Manfredi Catella
is currently the founding partner and CEO of
COIMA RES, the majority shareholder and
CEO of COIMA SGR and Chairman of COIMA
Srl, a real estate company founded in 1974,
controlled by the Catella family.

He was responsible for the Hines assets in ltaly
and gained experience at JP Morgan in Milan,
Caisse Centrale des Banques Populaires in
Paris, Heitman in Chicago and HSBC in Paris.
Chairman of the Riccardo Catella Foundation,
member of the Advisory Board of the Bocconi
University and  Assolombarda, Manfredi
Catella is a financial analyst and member of the
Association of Journalists, author of numerous
articles and documents on real estate and land
redevelopment.

Gabriele Bonfiglioli

A graduate in Business Administration from
the University of Rome, he studied real estate
finance at the University of Amsterdam, UVA.
Gabriele Bonfiglioli is currently Key Manager,
responsible for the Investment Management
of COIMA RES and Managing Director of
Investment Management of COIMA SGR.

He worked in the AMC of the Beni Stabili Group
where he collaborated on the launch of the first
ltalian contribution and collection mixed fund
for international investors. Until 2014, he was
a member of the Hines Group global investment
and performonce committee.

With over 12 years experience in the real
estate sector, Bonfiglioli has overseen real estate
transactions worth over €3 billion. During his
career, he has negotiated rental agreements

covering over 100,000 m? and loans of over
1 billion.




Fulvio Di Gilio

A graduate in Economics from the University
of Naples Federico Il, Fulvio Di Gilio is the
CFO of COIMA RES. He began his career at
PriceWaterhouseCoopers, going on to become
Senior Manager at the GFSI Group of Deloitte
& Touche. He performed a similar role at Hines
ltalia SGR (which later became COIMA SGR)
for five years, gaining considerable experience
in the real estate sector.

During his career, he has carried out consulting
activities in due diligence, extraordinary
transactions such as mergers, acquisitions,
securitisations and IPO  processes, special
transitional projects for the financial statements
of listed companies for international accounting
principles and he has negotiated loan
agreements worth more than €2 billion.

ANNUAL REPORT 2017 M

Matteo Rava

He graduated in Economics and Social
Sciences from the Bocconi University, gained a
Masters in Corporate Finance from the Bocconi
University School of Management, Matteo
Rava is Key Manager, responsible for the Asset
Management of COIMA RES and Managing
Director of Asset Management of COIMA SGR.
Rava has over five years of experience in
the sector of corporate finance at leading
consultancy firms, including Ernst & Young and
Deloitte & Touche, carrying out valuation and
advisory activities in extraordinary merger and
acquisition transactions and IPOs.

In the real estate sector for more than 13 years,
Matteo Ravar has managed property funds and
assets worth over €3 billion and has negotiated
rental agreements for over 100,000 m? of
spaces for tertiary sector use and loans totalling
over 3 billion.
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OUR CORPORATE STRUCTURE

Founded by Manfredi Catella, in agreement with COIMA Srl and COIMA SGR and with Qatar Holding
LLC as the main sponsor of the operation, COIMA RES has been, since 2016, a listed company on the
Mercato Telematico Azionario, organised and managed by Borsa Italiana S.p.A.

B core/ core + (1]
Il VALUe ADDED = = =
COIMARES
COIMA CORE MH REAL FUND COIMA RES
FUND IV ESTATE GROWTH PORTA NUOVA SPA SIINQ 1
(100%) (86.67%) BONNET (36%) (100%)
L\ o ooo| |ooo
] : B8] R o] o8
I BB Do) |00 00| g oo
PORTFOLIO VODAFONE 2331 EURCENTER BONNET DERUTA 19 MONTE ROSA 93
DEUTSCHE BANK VILLAGE GIOIAOTTO (DECEMBER 2016) (JANUARY 2017) (OCTOBER 2017)
(MAY 2016) (JUNE 2016) (JULY 2016)




ANNUAL REPORT 2017 W

MANAGEMENT OF ACTIVITIES

The Company is managed by an in-house team of 5 professionals, who make use of the external support of
resources of COIMA SGR and COIMA Sil. The Company's Board of Directors is the strategic body and has
all the powers for ordinary and extraordinary management.

As far as investments and asset management are concerned, the Company uses its own Investment Director and
COIMA SGR, a company run by Manfredi Catella, Gabriele Bonfiglioli and Matteo Rava, three professionals
with extensive experience in the world of Italian real estate and finance who have always obtained positive
returns for investors over the years they have been operating,

The Company's portfolio is mainly managed by COIMA Sil as far as property and development management
are concerned. Thanks to its presence on the real estate market since 1974, COIMA S.r.l. has developed over
five million square metres, including one of the largest European regeneration projects of an urban area,
Porta Nuova and manages over one million square metres, including the largest portfolio of LEED-certified
buildings for office use in Italy COIMA SGR and COIMA Sil are controlled by the Catella family. The
COIMA platform offers the reliability of a team of over 150 professionals, experts in the real estate sector and
with senior management who, having worked together for over 10 years, have gained first-rate experience in
investments and the development and management of real estate projects.

The people culture at COIMA is the basic element of our portfolio management system. They operate in
compliance with the highest standards of behaviour, based on honesty and transparency applied to everything
that they do, with constant comparisons with the best international benchmarks.

Thanks to the depth of the COIMA platform, the Company's Investment Director has constant support
in identifying potential acquisitions or, in any event, investment opportunities coming under the scope of
the corporate investment policy and strategy. Each investment is subject to evaluation by the Investments
Committee and has to be approved by the Board of Directors.

The management team boasts a lengthy experience in the world of investments and management of various
types of real estate assets, such as offices, residential, logistics and hotels. Thanks to their professionalism
over the years they have been operating, our managers have developed well-established relations with banks,
investment funds, administrative authorities and private investors. This has enabled them to access off-market
opportunities and transactions, as well as diversified sources of funding, despite the alternating economic phases

over the last 20 years. Under the scope of its investment strategy, the Company can benefit from the exclusive
support offered by COIMA SGR.




Bl ANNUAL REPORT 2017

REAL ESTATE INVESTMENT OPERATIONAL PHASES

»
»

SCOUTING INVESTMENT DECISION INVESTMENT ASSET DIVESTMENT
MANAGEMENT ACTIVITIES
VALUATION . DEVELOPMENT . <

O o @ oo
EXECUTION . FINANCIAL . i
‘ CLOSING . ORDINARY MANAGEMENT . —

@ comaser
PROPERTY MGMT . O Pra—
@ comas
EXCLUSIVE AGREEMENT EXCLUSIVE AGREEMENT INTERNAL PROCESS: NON-EXCLUSIVE CONSULTANCY OTHER
BETWEEN COIMA SGR AND BETWEEN COIMA SGR INVESTMENT DIRECTOR, PROPERTY AND O OPERATORS

COIMA RES (NON-RECIPROCAL) AND COIMA RES (NON- INVESTMENT COMMITTEE AGREEMENT/ OPERATIONAL

FOR CORE AND CORE+ RECIPROCAL) FOR CORE AND AND BOD PROJECT SUPPORT OF
STRATEGIES CORE+ STRATEGIES MANAGEMENT COIMA SGR

INVOLVEMENT OF MANAGEMENT IN THE SHAREHOLDING OF COIMA RES

The total investment of founder members was €3.1 million, with the CEO, Manfredi Catella, investing
approximately €2.4 million directly and indirectly in the Company.

ALIGNMENT OF MANAGEMENT WITH THE SHAREHOLDERS

Investments in COIMA RES by the CEO

IPO 10.00 50,000 2,070,000 72,900 2,192,900 0.61%
POST IPO (SEPT-OCT. 2016) 715 150,166 - 102,380 252,546 0.10%
TOTAL 200,166 2,070,000 175,280 2,445,446 0.71%

The independent directors of the Company have also invested a total sum of approximately €229 thousand in
shares, also demonstrating a significant alignment with shareholders.
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REMUNERATION OF COIMA SGR AND COIMA SRL

The activities and services provided by COIMA SGR and COIMA Srl to COIMA RES are remunerated
based on market parameters according to several principles defined in order to align interests with those of the

company and investors.
COIMA SGR

The remuneration arrangement includes two types of fees, a management fee and a performance fee.

MANAGEMENT FEE PERFORMANCE FEE

FEE
e calculated annually
(EURO BILLIONS) (BASIS POINTS) e equal to 40% of the lower amount out of:

NAV < 1.0 110 the sum of 10% of the Shareholder
Return Outperformance in the case of

1.0<NAV< 1.5 85
- - a Shareholder Return in excess of 8%
NAV > 1.5 55 (I) and 20% of the Shareholder Return
Ourperformonce in the event of a

N O/ .
In addition, from the fourth year of the agreement, subject to the circumstances Shareholder Return in excess of 10%;

in which:
Manfredi Catella is the CEO is the controlling 20% of the excess of the NAV per share
confirmed as the CEO of shareholder of the SGR; at the end of the Accounting Period in
the Company; (||) relation fo a minimum High Watermark
From the fourth year, the fixed annual remuneration of the CEO, paid by defined level.

COIMA RES, will be deducted from the management fee paid to COIMA SGR.

The performance fee is paid in cash or in shares at the discretion of the Company, with a three-year lock-up
agreement. For the further alignment of management, key managers received a series of financial instruments
which give the right to remuneration based on the same performance principles described above.

COIMA Sl

ANNUAL CONSIDERATION FOR PROPERTY CONSIDERATION FOR PROPERTY DEVELOPMENT

& FACILITY MANAGEMENT SERVICES & PROJECT MANAGEMENT SERVICES

1 | leased properties: 1.5% of the annual rental
of the properties,

properties or areas not leased: €2.25 for

each m2 managed, €0.50 for each m?
v J . 5% OF THE TOTAL COST
ged relating to areas used as storage
or parking and OF THE
REDEVELOPMENT/DEVELOPMENT
shared areas and facilities managed: PROJECT FOR THE PROPERTY.

equal to the sum of the cost of the staff

of the property manager managing the
3 shared facilities and areas and the general
overheads of the property manager, plus
15% of this sum.
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INVESTOR RELATIONS

Alberto Goretti

(EPRA)

Investor Relations, Director
Member of the Investor Relations Committee of the European Public Real Estate Association

“During 2017, we intensified our Investor Relations effort, increasing
coverage by financial analysts and actwely contributing to a better
understanding and appreciation of COIMA RES by the market.”

The dialogue between (domestic and international) investors and analysts has been intensified. There have

been 8 international road shows and we attended 4 sector conferences plus 2 conferences dedicated to the

Italian small & mid cap segment.

COIMA RES has hosted various events at its premises dedicated to the real estate sector in Italy aimed at better

positioning COIMA RES in its reference market.

SUMMARY OF MAIN ROAD SHOW ACTIVITIES AND CONFERENCES IN 2017

ROADSHOWS

CONFERENCES

Milan (ad hoc throughout the year)
London (February, May, November)
New York (November)

Paris (June)

Amsterdam (February)
Brussels (February)

Luxembourg (May)

Citi Global Property CEO Conference (Miami)
Kempen European Property Seminar (Amsterdam)
EPRA Conference (London)

SocGen Pan-European Real Estate Conference (London)
Banca IMI ltalian Stock Market Opportunities (Milan)
Kepler Cheuvreux ltalian Investment Conference (Milan)

COIMA Real Estate Forum - VI Edition (Milan)

Source: COIMA RES

Increased coverage by financial analysts, with the number of brokers publishing research on our company

increasing from 2 to 6.

COVERAGE BY FINANCIAL ANALYSTS AS AT DECEMBER 31+, 2017

BROKER RECOMMENDATION TARGET PRICE
Banca IMI Buy €10.30
Citi Buy €10.15
Equita SIM Buy €9.50
ING Buy €10.60
Kempen Buy €10.20
Mediobanca Buy €9.20

Source: Banca IMI, Citi, Equita SIM, ING, Kempen, Mediobanca



Institutional shareholder base, featuring a strong international component and the presence of blue chip

nvestors.

ESTIMATE OF THE COMPOSITION OF THE
COIMA RES SHAREHOLDER BASE AS AT
DECEMBER 31+, 2017

ANNUAL REPORT 2017 M

MAIN INSTITUTIONAL
SHAREHOLDERS OF COIMA RES
IN 2017

Italian Foreign
institutional investors institutional investors
~ 35% ~22%

Italian

retail investors
~2%

Management Qatar Holding
and Members of the 40%
BoD

1%

Source: estimate of COIMA RES

ITALAN FOREIGN

Anima

Alpine Woods
BNP Paribas AM

Banca Ifigest

Fideuram Degroof Petercam

Generali Fidelity M&R
Kairos Janus Henderson
Nextam Oceanwood
Pioneer Ranger Global

Source: Bloomberg, Factset
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Positive performance of the COIMA RES stock in 2017 in a favourable
specifically, in the real estate sector in Milan.

MARKET PERFORMANCE OF COIMA RES SHARES IN 2017

market context both in Italy and,

SHARES / INDICES PERFORMANCE IN 2017
COIMA RES
(share price rebased to 100)
COIMA RES +42.2% @ A Europe
EPRA Europe +9.3%
FTSE MIB +13.6% ) BT
Source: Bloomberg
150
140
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Source: Bloomberg
DISCOUNT TO NAV IN 2017
DISCOUNT TO NAY
Maximum 33.7% (January 2™, 2017) ® COIMA RES discount of share
i NAV
Minimum 12.6 (November 30", 2017) e
End of 2017 12.8% (December 29", 2017)
Source: Bloomberg, COIMA RES
Note: discount to the latest EPRA NAV published adjusted by dividend payments
0.0%
-10.0%
-20.0%
-30.0%
-40.0%
< < Q { < J < < < < o <
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Source: Bloomberg
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JOINT VENTURES

TO BE ABLE TO EXTEND THE OPERATIONAL SCOPE OF THE COMPANY
AND OPEN UP NEW INVESTMENT OPPORTUNITIES, LIMITING CAPITAL
CONTRIBUTIONS AND RELATED RISKS

The form of joint venture comes under the operating routes that COIMA RES uses to access new investments
and capital and to share the risks. COIMA RES has chosen to focus its acquisition programme on properties
that generate stable income, in order to implement a clear investment strategy that can be measured and that
can generate income in line with the objectives, also allowing the Company to distribute dividends early, ahead
of expectations.

Following the completion of the initial investment strategy that enabled the construction of a solid core
portfolio, the Company deemed it appropriate to also take on an investment exposure with a greater risk profile
that can also allow for greater capital development. In order to do this and, at the same time, limit the capital
exposure and risk profile, the Company has pursued the route of joint ventures. The first step in this direction
was taken through a joint venture with the Coima Opportunity Fund II, a closed-end real estate fund managed
by Coima SGR focused on value added investments in the office sector, in which major international investors
are represented.

COIMA RES has benefited from the opportunity to co-invest, which COIMA SGR negotiated with the
investors of the Coima Opportunity Fund II. The valuation of this investment followed all the safeguards
provided for with regard to potential conflicts of interest and was vetted by the Investments Committee and
finally approved by the Board of Directors, with the abstention of the executive members.

COIMA RES - Investment strategy

TYPE
OF INVESTMENT CORE CORE PLUS VALUE ADDED DEVELOPMENT

FOCUS ON THE INVESTMENT OPPORTUNISTIC JVS IN THE

STRATEGY OF COIMA RES VALUE ADDED SEGMENT

B Exclusive in relation to | Opportunities to access
CORE/CORE PLUS properties large property transactions

y Possibility for COIMA RES
to co-invest in specific
projects with the COF Il fund
managed by COIMA SGR
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GOVERNANCE

Chairman's Introduction

Members of the Board of Directors
Governance

Report of the Investments Committee

Report of the Remuneration

Committee
Remuneration Policy

Report of the Control and Risk
and Related-Parties Committee

How we manage risks

COIMA RES HAS STRENGTHENED
ITS GOVERNANCE FURTHER TO
BETTER PROTECT THE INTERESTS
OF SHAREHOLDERS AND OTHER
STAKEHOLDERS

/

INDEPENDENT

MEMBERS

3
COMMITTEES
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CHAIRMAN'S
INTRODUCTION

In my capacity as Chairman, I am responsible for ensuring that the
Board of Directors works on behalf of all COIMA RES sharcholders.
In 2017, we have furthered strengthened our governance, which was
built on solid and well-organised foundations, in line with the Code of
Corporate Governance: a Board of Directors with nine members, sev-
en of whom are independent and one non-executive director (two are
women) with appropriate, diversified skills, an Investments Committee, a
Remuneration Committee and a Control and Risk and Related-Parties

Committee.

The Board of Directors makes use of the Internal Audit and Compliance and Risk Management
functions. Risk is managed in a structured way, partly due to the creation of three committees, and to
the corporate culture centred around the monitoring and daily management of investments and assets,
in order to generate adequate returns for our investors.

The prerequisites that guided us in defining and consolidating the governance were: integrity and
independence, transparency, compliance with rules, business sustainability and the control structure.
For us, it 1s vital to operate with appropriate corporate governance to provide external evidence of
maximum transparency, in order to gain the total confidence of our present and future shareholders.

To take into account the possible areas where the activities and management of COIMA RES and the
COIMA platform overlap, the governance processes take on particular importance and are monitored
by the Company with the utmost care and diligence.

In 2016 COIMA RES became a member of EPRA, the European Public Real Estate Association, an
association created to promote, develop and represent the European real estate sector and to establish
the sector best practices for reporting and accounting. We are delighted that EPRA assigned to us its
Gold Award for both the COIMA RES 2016 Financial Statements and the 2016 Sustainability Report

and we are continuing to work to guarantee this level of transparency for our shareholders.

Caio Massimo Capuano
Chairman
of the Board of Directors
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MEMBERS OF THE BOARD
OF DIRECTORS

Caio Massimo Capuano
9 September 1954
Graduated in Electrical Engineering from La

Sapienza University, Rome. Began his career at
Xerox and then moved to IBM.

1986-1997: Senior Partner of McKinsey &
Company in the Banking and Financial Institutions
and ICT sectors.

1998-2010: CEO and Director of Borsa ltaliana.
From October 2007, Deputy CEO of the London
Stock Exchange Group. He held numerous
positions at the Borsa ltaliana Group (Cassa di
Compensazione e Garanzia, Monte Titoli; MTS)
and was a member of various committees of
national interest established by the competent
departments. A promoter of two versions of
the Code of Corporate Governance for listed
companies, he worked at various international
bodies including holding the post of Chairman
of the World Federation of Exchanges and
Chairman of the Federation of European Securities
Exchanges (FESE).

2011-2013: CEO of Centrobanca, Corporate &
Investment Bank of the UBI Group.

2013: Chairman of IW Bank.

Feras Abdulaziz AlI-Naama

6 August 1991

Bachelor of Economics B.S. from the University
(Eugene - USA). He attended
postgraduate courses at HEC Paris in Qatar
and Carnegie Mellon University in Qatar. From
January 2014 to September 2016 he worked
at Qatar Holding LLC as an analyst (corporate
analyst) and a member of the capital markets

of Oregon

team. Since September 2016 he works for
Qatar Investment Authority as a member of the
capital markets team, focusing in particular on
equity, equity derivatives, real estate financing,
FX, Fixed Income, Commodities and interest rate
transactions.

Manfredi Catella
18 August 1968
Graduated in Economics and Business from the
Catholic University of the Sacred Heart. Has a
Masters in Regional Planning and Real Estate from
the Polytechnic of Turin. Founding partner and
CEO of COIMA RES, majority shareholder and
CEO of COIMA SGR and Chairman of COIMA,
a real estate company founded in 1974 by the
Catella family.
He was Country Head and responsible for Italian
assefs for the Hines Group and worked at JP
Morgan in Milan, Caisse Centrale des Banques
Populaires in Paris, France, Heitman in Chicago,
USA and HSBC in Paris, France.
Chairman of the Riccardo Catella Foundation,
member of the Advisory Board of the Bocconi
University and Assolombarda. Catella is a
financial analyst and member of the Association
of Journalists and is on the register of journalists.
He has written numerous articles and detailed
studies on the real estate sector and on land
redevelopment.
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Agostino Ardissone
2 November 1946
Graduated in Economics and Business from the
Catholic University of the Sacred Heart.
1973-2011: At Banca d'ltalia, Ardissone’s career
at the institution developed, holding various
positions until he was made Head of the Florence
Branch, where he was involved in economic
research and credit and financial supervision with
responsibility for the entire region.
2012-2014: Chairman of the Board of Directors
of Fidi Toscana.
2014-2017: Member of the Board of Directors
and Chairman of the Control and Risk Committee
of Banca Esperia.

Olivier Elamine

9 October 1972

Founder and CEO of alstria Office REIT AG, a
property company operating in Germany, focused
on the office sector and listed on the Frankfurt
Stock Exchange, with managed assets of over €3
billion and 108 properties totalling 1.6 million m>.
In the past, Olivier Elamine was one of the
founders of NATIXIS Capital Partners, a director
of the investment banking team of CDC IXIS
(concentrating mainly on the real estate sector)
and a consultant at Ernst & Young (always
focusing on the real estate sector).

Luciano Gabriel

15 August 1953

Currently Chairman of the Board of Directors
of PSP Swiss Property AG, a commercial real
estate company operating in Switzerland and
listed on the Zurich Stock Exchange (SIX Swiss
Exchange), with managed assets of more than
CHF 6.8 billion. He held the post of CEO of PSP
Swiss Property from 2007 to March 2017 and
was Finance Director of PSP Swiss Property from
2002 to 2007. From 1998 to 2002 he was head
of the corporate treasury and finance department
of Zurich Financial Services. From 1984 to 1998,
he held various positions in corporate finance,
risk management, international banking services
for businesses and commercial development at the
Union Bank of Switzerland. He was Chairman of
EPRA (European Public Real Estate Association),
the European association of the largest listed

companies operating in the real estate sector for
the period 2016/2017.

Alessandra Stabilini

5 November 1970

A Llaw graduate of the University of Milan.
Gained a Master of Laws (LL.M) at the Law School
of the University of Chicago, Chicago (USA). She
has a PhD in Commercial Law from the Bocconi
University Business School. Stabilini has been
on the Milan Register of Lawyers since 2001.
Research fellow in commercial law at the Law
School of the University of Milan, appointed to
the role in 2004 and confirmed in 2007. From
2011 10 2017, she has been an Adjunct Professor
and in charge of the course on International
Corporate Governance (until the academic year
2015/201¢), then for the course of Corporate
Interest, Corporate Social Responsibility and
Financial Reporting (from the academic year
2016/2017). Equity partner of Nctm Studio
legale Associato from 2015 (from 2011 to
2015 Of Counsel, previously an Associate).
Areas of specialist activity: company law with
special reference to listed companies, financial
market law, governing and banking regulations
and banking crises. Vice-Chairman of NED
Community. She has held the posts of independent
director and auditor in various listed and unlisted
companies. She holds positions in financial
intermediary crisis procedures, appointed by
Banca d'ltalia.

Laura Zanetti
26 July 1970
Born in Bergamo in 1970, she graduated with
honours from the Bocconi University, where she is
an Associate Professor of Corporate Finance and
Director of the graduate course in Economics and
Finance.
She was a member of the Governing Board of the
Department of Finance and Director of the Master
of Science in Finance at the Bocconi University,
Visiting scholar at MIT (Massachusetts Institute of
Technology) and LSE (London School of Economics
and Political Science).
Tax Advisor and Statutory Auditor, she is currently
Chairman of ltalmobiliare and an Auditor of
ltalgas.

Michel Vauclair
29 May 1947
A Law graduate of the HEC University, Lausanne.
Gained a postgraduate diploma from Cornell
University, lthaca (NY - USA) and from the
IMEDE University of Lausanne (Switzerland). She
has a “HételierRestaurateur, Société suisse des
Hételiers” diploma.
1969: Banque Paribas (Suisse) Geneva.
Since 1980, Vauclair has been the founder,
chairman and managing director of Sodereal
Hotel Management in Geneva, managing director
of Swissair Nestlé Swissdtel in Zurich and director
of BSI Banca della Svizzera ltaliana in Lugano.
He has held various management positions at the
Société de Banques Suisses Group in New York
and Geneva and at the UBS Group in Geneva
and Zurich.
Since 2008, he has been a member of the
governing body of the Oxford Properties Group,
the real estate investment unit of a Canadian
pension fund, OMERS Worldwide of Toronto.
Chairman of the Board of Directors of the Grand
Hotel du Lac, Vevey (Switzerland).
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GOVERNANCE

INVESTMENTS COMMITTEE

Supports investment and  divestment
decisions by the Board of Directors.
All transactions should be submitted to
the Committee. Both employees of the
Company and third parties reporting
to COIMA SGR, all in possession of a
high degree of specialisation in financial
and real estate matters, can take part in
meetings. The BoD has the final decision in
terms of investments and disposals.

CONTROL AND RISK COMMITTEE

Assists and supports the Board of Directors,
ensuring  adequate investigations  for
evaluations and decisions relating to the
Internal  Control and Risk Management
System of the Company and those relating
to the approval of periodic financial reports.
Carries out all the tasks allocated by the
Code of Corporate Governance. Also acts
as the committee for related parties. With
regard to related-party transactions, if the
BoD does not agree with the proposal of
the Committee, the issue is brought to the
attention of the Shareholders' Meeting.

REMUNERATION COMMITTEE

Draws up proposals with regard to the
remuneration of directors and senior
management and any stock option plans
and share grant plans to executive directors
and senior management. The BoD makes
the final decision over the remuneration
plan.

MEMBERS AND EQUITY BOARD OF DIRECTORS INVESTMENTS REMUNERATION CONTROL AND RISK
INVESTMENTS COMMITTEE COMMITTEE COMMITTEE
CAIO MASSIMO Non-Executive
CAPUANO CHAIRMAN n/m B 5/5 B
Vice Chairman
:ELFQ:A\;IKULAZIZ NON-EXECUTIVE, INDEPENDENT CODE, 11/11 34/37 - -
INDEPENDENT TUF
MANFREDI Executive
CATELLA CEO n/mn 25/37 ) )
GABRIELE Executive Director
BONFIGLIOLI' EXECUTIVE 4/4 37/37 B B
MATTEO Executive Director
RAVA' EXECUTIVE 4/4 31/37 B B
Director
g.IZI\‘IGIESE 2 NON-EXECUTIVE, INDEPENDENT CODE, 6/7 - 2/2 -
INDEPENDENT TUF
Director
gf;:{:ﬁ NON-EXECUTIVE, INDEPENDENT CODE, 7/7 - - 7/7
INDEPENDENT TUF
Director
2.:.'::?3#:)'“ NON-EXECUTIVE, INDEPENDENT CODE, 11/11 - 5/5 9/10
INDEPENDENT TUF
Director
:ggg;'gﬁi NON-EXECUTIVE, INDEPENDENT CODE, 11/11 - - 10/10
INDEPENDENT TUF
Director
;:w;?." 4 NON-EXECUTIVE, INDEPENDENT CODE, 11/1 - 3/3 3/3
INDEPENDENT TUF
Director
\TAI\%IZEIAIR NON-EXECUTIVE, INDEPENDENT CODE, 5/11 31/37 - -
INDEPENDENT TUF
1IN oFfice uNTIL 26 ApRiL 2017
2 IN orrice rRom 10 May 2017 APPOINTED MEMBER OF THE REMUNERATION COMMITTEE FRoM 10 May 2017.
3 IN office FrRom 10 May 2017 ApPOINTED MEMBER OF THE CONTROL AND Risk CoMMITTEE FRoM 10 May 2017.
4 ReSIGNED AS CHARMAN OF THE REMUNERATION COMMITTEE AND MEMBER OF THE CONTROL AND Risk COMMITTEE ON 26 ArriL 2017.
BOARD OF STATUTORY AUDITORS (IN OFFICE UNTIL 31/12/2017) INDEPENDENT AUDITORS
Office Members (lN OFFICE UNTIL
Chairman Massimo Laconca 31/12/2024)

Standing Auditor Milena Livio

Standing Auditor Marco Lori

Alternate Auditor

Emilio Aguzzi De Villeneuve

Alternate Auditor Maria Stella Brena

Alternate Auditor Maria Catalano

EY
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THE BOARD OF DIRECTORS CARRIED OUT ITS ACTIVITIES RESPONSIBLY
AND RIGOROUSLY, AS HIGHLIGHTED BY ITS PARTICIPATION AND ISSUES
DEALT WITH AT THE MEETINGS

2017 JAN | FEB | MAR | APRIL | MAY | JUNE | JUlY | AUG | SEPT | OCT | NOV | DEC

STRATEGY AND IMPLEMENTATION

Business plan J J
I /di

remerons | M v vV v v vV
Finance operations J

Market analysis J J J J J J

Andlysis of the internall
control and risk
management system

lysis of periodi
rA;r;)c;:;:go periodic J J J J

Comins” v Vv Vv v v
SR ARV SRV ARV ARV AR 4 v Vv vV VvV

VALUATIONS
Valuation of the
Board of Directors J J

Conflicts of interest/
related parties
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REPORT OF THE INVESTMENT
COMMITTEE

The Investment Committee is composed of three directors, two of whom are independent, the head of Asset
Management and the head of Investment Management. In addition, the risk manager helps the Investment
Committee, providing a technical support function. The members of the Investment Committee are: Manfredi
Catella, Feras Abdulaziz Al-Naama, Michel Vauclair, Gabriele Bonfiglioli and Matteo Rava. The Investment
Committee 1s a board body of an advisory nature, providing support to the Company’s Board of Directors’
investment and divestment decisions, which has absolute decision-making powers.

The Investment Committee carries out planning activities and executes real estate management and investment
decisions, defining the proposals relating to the following subjects as a result of preliminary investigations:

—, | Real estate investment and divestment transactions, including the budget proposals to
oro| | allocate to the due diligence activities relating to these transactions

I Rental agreements involving commercial areas of over 4,000 m? or over 25% of NRA

m . . .
(net rentable area) in a single building

Performance of analyses launched on opportunities under examination (in the pipeline)
M and evaluation of the possibility of proceeding with the presentation of non-binding offers

| Loan agreements and hedge contracts

/\\\4 | Reporting on risks prepared by the Risk Management function

There 1s also the possibility of Company employees and third parties reporting to COIMA SGR, all in
possession of a high degree of specialisation in financial and real estate matters, taking part in meetings.

If the outcome is positive, the investment or divestment proposal, supported by the technical and financial
documentation collected and/or prepared during the preliminary stage, is submitted to the Board of Directors
for evaluation and deliberation. If the Board of Directors rules in favour, the transaction is executed.

The Investment Committee has therefore assumed a central role in the intense investment activity carried
out by the Company in 2017. The Committee has analysed 18 investment opportunities for a value of more
than €1.7 billion in 2017.

Manfredi Catella
Chairman
of the Investment Committee
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REPORT OF THE REMUNERATION
COMMITTEE

The Remuneration Committee is composed of the Chairman of the Company, Massimo Capuano, Olivier
Elamine and the undersigned in the capacity of Chairman.
In 2017, the Independent Director Olivier Elamine replaced Laura Zanetti who resigned.

The main activities of the Committee involve:

I~ Drawing up proposals to the Board of Directors on the definition of the remuneration policy
@ for company directors and senior managers with strategic responsibilities

Periodically evaluating the adequacy, overall consistency and practical application of the
remuneration policy for company directors and senior managers with strategic responsibilities,
Vi making use, with regard to the latter, of the information provided by the CEOs; drawing up
proposals to the Board of Directors on the subject

Submitting proposals or expressing opinions to the Board of Directors on the remuneration of
executive directors and other directors who hold specific offices, as well as on the establishment
@ of performance targets related to the variable component of this remuneration; monitoring

the application of the decisions adopted by the actual board verifying, specifically, that the

performance targets are effectively reached

The Committee reports to the shareholders of the Company on the methods for exercising its functions.

In 2017, the Committee concentrated its activities on updating the remuneration policy and specifically on
incentivising management in line with the provisions of the Borsa Italiana regulation for access to the STAR
segment. The findings of the Committee were implemented always taking into consideration the alignment
of the interests of management with those of shareholders. The Committee met 5 times and believes it will
continue in the first quarter of 2018 with finalising the above.

Alessandra Stabilini
Chairman
of the Remuneration Committee
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REMUNERATION POLICY

The remuneration policy intends to establish the guidelines for determining the remuneration of members of

the Company's Board of Directors and managers with strategic responsibilities (the “Recipients”).

The remuneration of the Recipients is, generally speaking and unless indicated below, divided between a fixed
component and a variable component, adequately balanced depending on the strategic objectives and risk
management policy of the Company, also taking into account the business segment in which they operate and

the nature of the business activities carried out.

The primary aim of the policy is to ensure that the Company adopts an adequate system that is consistent
with the sustainable performance of the Company in the medium/long term. Specifically, the Company’s
remuneration policy aims to attract, retain and motivate staff and is consistent with the objectives outlined in

the corporate strategy through:

5e

13

® [El

| —
=

P g K P

| a correct balance between the variable component and the fixed component

an adequate connection for remuneration between individual performance and that of the
Company itself

| a performance evaluation system consistent with the defined risk profile

For this purpose, the policy:
alms to increase transparency on the subject of remuneration and the responsibility of the
Recipients in the management of the Company

pursues the goal of incentivising the Recipients in order to reach the Company's objectives,
without encouraging taking inappropriate risks

requires the remuneration awarded to the Recipients to be proportional to the role performed,
the responsibilities delegated and the skills and abilities actually demonstrated

guarantees the alignment of the Recipients’ interests with those of the Company, with the
primary goal of creating value for the Company’s sharecholders in the medium/long term

aims to attract, motivate and retain persons with the professional qualities needed to
successfully manage the Company

provides that, for directors with management responsibilities or who carry out, even if
only de facto, functions involving the Company’s management, as well as senior managers
with strategic responsibilities, a significant part of their remuneration is connected to their

performance
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defines a system of economic and non-economic criteria on which the achievement of the

objectives to which the allocation of part of the remuneration is connected is based

establishes that the remuneration of non-executive directors is commensurate with the

commitment requested of each of them, also taking into consideration any participation in

one or more committees

COMPENSATION PAID IN 2017

FAR VALUE SEVERANC PAY/
[EURO) OFFICE FIXED COMMITTEE VARIABLE NON-MONETARY OTHER TOTAL EQUITY TERMINATION
COMPENSATION | COMPENSATION [ COMPENSATION BENEFITS COMPENSATION COMPENSATION OF EMPLOYMENT
COMPENSATION
BOARD OF DIRECTORS
Massimo Chairman 135,000 135,000
Capuano ’ ’
Feras
Abdulaziz | Vice-Chairman 30,000 5,000 35,000
Al Naama
Manfredi CEO
Catella 100,000 5,000 105,000 99,656
Olivier Director 21,620 2,162 23,782
Elamine . . .
Luciano -
Direct
Gabriel irecior 21,620 2,162 23,782
Alessandra Director
Stabilini 31,200 5,200 36,400
Agostino | pi oo 30,000 5,000 35,000
Ardissone . . .
Laura .
Zanetti Director 30,000 1,490 31,490
Michel :
Vaudlair Director 30,000 5,000 35,000
BOARD OF STATUTORY AUDITORS
Massimo .
Chairman 46,800 46,800
Laconca
Milena Auditor 31,200 31,200
Livio
Marco .
. Auditor 31,200 9,360 40,560
Lori
SENIOR MANAGERS
1 senior 150,824 60,000 8,797 219,621
manager
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REPORT OF THE CONTROL
AND RISKS AND RELATED-PARTIES
COMMITTEE

As Chairman of the Control and Risk and Related-Parties Committee, I believe that this period of activity has
been very intense in terms of evaluating the adequacy of the development and the implementation of the control
and risk management systems.

In the Control and Risk Committee, comprising non-executive and independent directors, the Board of Directors
has identified the competent committee pursuant to the Related-Parties Procedure and has given the Control and
Risk Committee the role and powers that, pursuant to the Related-Parties Regulation, rest with the committees
made up entirely of independent directors, or by a majority thereof.

The Board of Directors appointed a Control and Risk Committee comprising three non-executive, independent
directors, namely myself as Chairman, Alessandra Stabilini and Luciano Gabriel. The Independent Director
Luciano Gabriel took over in May following the resignation of Laura Zanett.

The role set out in the Code of Corporate Governance for the Committee is significant and specifically involves:

Assisting and supporting the Board of Directors, ensuring adequate investigations for

O evaluations and decisions relating to the Internal Control and Risk Management System

(VWA | of the Company (hereinafter the "SCIGR") and those relating to the approval of periodic
financial reports.

g] | Expressing its opinion to the Board of Directors with regard to:

The definition of the guidelines of the SCIGR, so that the main risks involving the
Company and its subsidiaries are identified correctly, as well as adequately measured,

» managed and monitored and determining the degree of compatibility of these risks with
a management of the Company that is consistent with the strategic objectives identified
% The evaluation, at least annually, of the adequacy of the SCIGR, with regard to the

characteristics of the Company and the risk profile undertaken, as well as its effectiveness

The approval, at least annually, of the work plan prepared by the Head of Internal
9 | Audit, having heard the Board of Statutory Auditors and the Director Responsible for
the Internal Control and Risk Management System

The description, in the report on corporate governance, of the main characteristics of
9 | the SCIGR and the coordination methods between the parties involved, expressing an
evaluation of its adequacy

The evaluation, having heard the Board of Statutory Auditors, of the results presented
9 | Dby the statutory auditor in any letter of suggestions and in the additional report that

emerged during the statutory audit

@ | Expressing its opinion to the Board of Directors with regard to:
» | The appointment and removal of the Head of Internal Audit

» | The fact that the latteris equipped with adequate resources to carry outits responsibilities

The fact that the remuneration of the Head of Internal Audit is defined consistently
with corporate policies

» |
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On assisting the Board of Directors, the Control and Risk Committee:

»

» |

»

» |

»

»

»

It evaluates, together with the director responsible for the preparation of corporate accounting
documents and, having heard the statutory auditor and the Board of Statutory Auditors, the
correct use of accounting principles and, in the case of groups, their homogeneity for the
purpose of preparing the consolidated financial statements

Expresses opinions on specific aspects relating to the identification of the main corporate risks

Examines the periodic reports on the evaluation of the internal control and risk management
system and those of specific importance prepared by the Internal audit function

Monitors the independence, adequacy, effectiveness and efficiency of the internal audit function

Can ask the internal audit function to conduct audits into specific areas of operation, at the
same time notifying the Chairman of the Board of Statutory Auditors

Reports to the board, at least every six months, when the annual and half-year financial
report is approved, on the activities carried out, as well as on the adequacy of the internal
control and risk management system

Supports, through adequate investigative activities, the evaluations and decisions of the
Board of Directors relating to risk management resulting from prejudicial facts that have
come to the attention of the Board of Directors

In addition, at the request of the Board of Directors, expresses a prior opinion on transactions between the

Company and related parties, as defined by International Accounting Standard (IAS) 24.

The most significant activities carried out by the Control and Risk Committee in 2017 specifically involved:

»|

»|

» |
» |

The examination of investment proposals for which it was possible to discern elements of
conflicts of interest and/or related parties

The periodic evaluation of the adequacy of the internal control and risk management
system as well as the development of the organisational structure

The evaluation of the periodic financial reports

The periodic evaluation of the activities carried out by the control functions

The Committee met ten times in 2017, always with a view to carrying out wide-ranging and detailed

investigations for the Board of Directors in the interest of the Company and its sharcholders.

Agostino Ardissone

Chairman

of the Control and Risks and Related-Parties Committee
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HOW WE MANAGE RISKS

A TESTED SYSTEM TO IDENTIFY, QUANTIFY, MONITOR AND MITIGATE THE
RISKS TO WHICH THE COMPANY IS OR MAY BE SUBJECT

RISK MANAGEMENT PROCESS
PHASES

@

5

Y

ViR

=0

IDENTIFICATION

Risk Management Function
Infernal Audit Function

Director responsible for the
internal control and risk
management system

Managers responsible for
operational functions

EVALUATION AND
QUANTIFICATION

Risk Management Function

Managers responsible for
operational functions

Control and Risk
Committee

MONITORING

Risk Management Function

Director responsible for
the internal control and
risk management system

MITIGATION
ACTIONS

Managers responsible

for operational functions

REPORTING
Control and Risk
Committee

Director responsible
for the internal control and
risk management system

Board of Directors

RESPONSIBLE BODIES

CONTROL AND RISK COMMITTEE

The Control and Risk Committee is an advisory body that supports the

Board of the Directors in the evaluation, guidance and adequacy of

the internal control and risk management system. For this purpose, the

Committee:

»

»

»

»

»

»

Supports the Board of Directors in the definition of guidelines for
the internal control and risk management system

Expresses opinions on specific aspects relating to the identification
of the main corporate risks

Examines the work plans of the control functions as well as the
periodic reports, drawing up any comments and proposals to the
Board of Directors in this regard and expresses an opinion on the
adequacy of the Company

Clarries out coordination and connection activities between the
various control functions

Examines the periodic reports of the control functions which are
of particular relevance in terms of the risks of typical activities of
the Company and its normal operations

Can ask the Heads of the Control Functions to carry out audits
and analyses on specific areas and/or topics

RISK MANAGEMENT FUNCTION

In carrying out its activities, the Risk Management Function:

»

»

»

»

» |

Supports the Board of Directors in preparing and updating the
risk management policy and in identifying the risk limits

Develops the methods for measuring the risks to which the
Company is exposed and submits them to the Board of Directors

Verifies the application of the measures adopted to remedy the
shortcomings identified in the risk management system

Checks that the risk management policy and the limits defined by
the Board of Directors are complied with

Examines the investment/divestment transactions
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The Risk Management Function prepares the risk map to which the Company is or could be exposed and

constantly evaluates the possible onset of new risks taking into consideration all significant elements in the

reference or business context, namely:

pment lines and corporate targets, the market context,

»

possible corporate business changes and/or new opportunities

9 | The expected development of capital and economic aggregates

Information on the development of investments and other company specific

» | information (e.g. organisational structure, internal regulations, etc.)

The Company's risk map is updated at least once a year and is submitted to the Control and Risk Committee
for approval and, afterwards, to the Board of Directors.

The structure of the Company's risk map is inspired by the main best practices of the financial sector even if
not directly applicable to COIMA RES. The risks exposed in the map also take into account the investment
strategy adopted by the Company and its status as an SIIQ) from which there are constraints on the nature of

revenues and capital assets.

The Risk Manager is independent, both_functionally and hierarchically, from the operating units and reports directly to the Board
of Drirectors.
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Market risk

The risk of losses related to the fluctuation
in the prices of properties in the portfolio
resulting from adverse changes in
macroeconomic variables, the property
market and/or the specific characteristics
of the properties owned by the Company.
In addition to the effects resulting from
the vacancy of properties in the portfolio
("vacancy risk"), this risk also includes
the losses associated with value added
investment transactions relating to property
redevelopment projects.

COIMA RES MITIGATION

The Company's investment strategy is focused on high-quality assets (real estate or fund
units) in large urban areas, specifically in Rome and Milan, which have demonstrated
high income capacities and good resilience during negative market cycles, partly due to
a less volatile level of demand compared with smaller assets located in secondary cities.
From the vacancy risk aspect, the Company has long-term rental agreements including
adequate protection clauses and implements an asset management process aimed at
understanding the needs of tenants and maximising their degree of satisfaction. In
addition, the quality of the assets constitutes a factor in mitigating vacancy risk.

Credit and counterparty risk

The risk of losses resulting from the non-
compliance of counterparties due fo the
deterioration of their creditworthiness, with
them defaulting in extreme cases, with
reference to:

- tenants;

- counterparties in property development
operations (builders, managers);

- counterparties in property buying and
selling transactions.

During the on-boarding phase, the Company analyses and continuously monitors the
risks from the non-compliance of tenants and other significant counterparties (e.g
solvency and creditworthiness analyses, analysis of the financial situation, references,
prejudicial and negative information, etc.), also resorting to external databases.

In this regard, the Company’s investment strategy favours counterparties of high standing
and those belonging to large international Groups.

Concentration risk

The risk resulting from properties leased to
individual counterparties or groups of legally
connected counterparties, counterparties
from the same economic sector or which
carry out the same activity, or located in the
same geographical area®.

The Company analyses and monitors this risk for new investment transactions regularly
and has also defined the limits in its Articles of Association with regard to concentration
on individual properties/tenants.

The Company's strategy involves increasing the number of tenants and their progressive
diversification from a sector aspect in order to mitigate concentration risk.

Interest rate risk

The risk related to adverse changes in the
rate curve that change the current value of
assets, liabilities and their net value (ALM)
and cash flows (assets and liabilities)
relating to interests (assets and liabilities).

The Company adopts adequate instruments to hedge interest rate risk in order to reduce
the impacts resulting from adverse interest rate curve changes.

Liquadity risk

The risk of not being able to meet one's
payment obligations through:

- the inability to obtain funds on the market (
“funding liquidity risk”);

- the inability to mobilise one's assets |
“market liquidity risk”).

The Company plans its cash flows carefully and continuously monitors the level of
liquidity under the scope of cash flow and ALM risk management activities, also by
resorting to scenario analyses and stress tests.

From the perspective of optimising the financial and capital structure, the Company
limits financial leverage to 45% (LTV) with the aim of reducing this ratio further in the
medium-/long-term.

Other financial risks

Other financial risks not associated with
real estate assefs such as, for example,
counterparty risks and/or other market risks
on any financial instruments in the portfolio.

The strategy currently adopted by the Company involves very limited investment in real
estate assets other than treasury shares and instruments to hedge interest rate risk; this
also takes into consideration the limits laid down in relation to the status of the SIIQ.
Exposure to any financial risks, not connected with real estate assets, is subject to periodic
monitoring and is also mitigated through recourse to primary standing counterparties.

Operational risk

Operational risk is the risk of suffering
losses resulting from the inadequacy or
malfunction of procedures, human resources
and infernal systems or external events.
This risk includes the risk of outsourcing or
operating losses resulting from outsourced
activities.

Operational risks are dealt with by adopting adequate internal procedures and the
structuring of the internal control system on three levels:

- Level One: Scheduled checks carried out by the business units and staff functions;

- Level Two: Checks carried out by the Legal, Compliance and Risk Management
functions;

Level Three: Checks carried out by the internal audit function based on the Audit Plan.
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Legal and compliance risk
The risk of changes in performance due to
changes in the legislative framework.

The Company continuously monitors the risk of non-compliance. These compliance
checks include carrying out asset tests and profit tests to monitor that legal requirements
are met, including in the future and indicated in the Articles of Association, necessary to
maintain SIIQ status.

Reputational risk

The current or future risk of a fall in profits or
capital, resulting from a negative perception
of the Company’s image by customers,
counterparties, shareholders, investors or
the Regulatory Authorities.

Reputational risk, like operational risk, is mitigated by adopting an adequate organisational
and control structure, consistent with international practices, as well as specific and
stringent procedures regulating relations with stakeholders (such as, for example, the
Authorities) and investors (e.g. complaint management) and external communication.

Strategic risk

Pure risk and business risk; this consists
of the current or prospective risk of a
fall in profits or capital, resulting from

In addition to a comprehensive strategic planning and evaluation process and analysis
of investments, strategic risk is controlled by the level of experience and professionalism
of Company Management, both with regard to the real estate market and operational/
financial management and internal control.

changes in the operating context or from
incorrect corporate decisions, inadequate
implementation of decisions, poor reaction
to changes in the competitive scenario,
customer  behaviour or  technological
developments.

5 TAKING INTO CONSIDERATION THE INVESTMENT STRATEGY ADOPTED BY THE COMPANY LOCATED MAINLY IN MILAN AND ROME, GEOGRAPHICAL CONCENTRATION RISK CAN BE SEEN AS A
STRATEGIC RISK.

THE RISK MANAGEMENT MODEL

The Company adopts an advanced Risk Management Model that combines quantitative analyses for rate,
credit and market risks and qualitative analyses for other risks (operational, reputational and strategic) and
includes the use of scenario analyses and stress tests aimed at evaluating the degree of exposure to the main
risks in adverse conditions.

From the perspective of quantitative analysis, the model is based on the examination of the dynamics of the
Internal Rate of Return (IRR) of the Company's investments from development scenarios of the actual IRR
components. The methodology adopted is based on a comparison of the "basic" IRR, calculated according
to the information from the Company's Business Plan and the individual investments and the IRR@Risk
calculated based on the estimation of risk factors (e.g. the probability of default of tenants, the occupancy
of the properties, break clause options, etc.) and the performance of a property market index. The latter is
calculated according to the development of macro economic variables (e.g. interest rates, unemployment, etc.),
formulated by international bodies (e.g. the IML; etc.) and selected appropriately, using a multivariate linear
regression model.

The distributions of the possible developments of the risk factors/variables considered are summarised in the
same number of IRR distributions from which an IRR is estimated for each risk and an Overall IRR@Risk, at
the level of each individual investment and portfolio. The difference between the "basic" IRR and the IRR@
Risk constitutes the extent of the exposure to risk of each investment and the investment portfolio as a whole.
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Risk
Matrix

Credit and
counterparty
risk

Estimate of the Probability of Default (PD) of tenants
and measurement of risk adjusted rents.

Measurement of the impact of possible future interest
rate variations on the investment return.

QUANTITATIVE
ANALYSIS

Estimate of the effect on the value of properties, the
unexpected variations in the main macro economic
variables (e.g. GDP, interest rates, efc.) and idiosyncratic
variables (e.g. management costs, rent fluctuations, etc.).

'

Risk adjusted DCF Liquidity risk
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Scenario Analyses and Stress Tests

Analysis and evaluation of the exposure to other significant risks (e.g.
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5 Z assets in the portfolio, to operations and fo the organisational and

Y control structure.

As indicated above, market risk is mitigated by the high quality and location of the Company's real estate
portfolio, which has good resilience to market volatility, also based on what has been highlighted in recent
studies on the sector. Vacancy risk is limited because the average term of the rental agreements in the portfolio
is more than 7 years, with a limited percentage of the portfolio expiring in less than three years (approximately
12%) and a contained vacancy rate lower than 5%.

Credit risk and counterparty risk are contained as a result of the high credit standing of tenants - almost 90%
are investment grade rating and only around 10% do not have an ECAI rating - and taking into account the
very limited volume of rent arrears, less than 0.10% of the total volume of the portfolio.

Liquidity risk is modest as a result of the consistent cash flows generated by the investment portfolio and taking
into account the liquidity from the sale of the Deutsche Bank portfolio branches, while interest rate risk is
adequately mitigated because approximately 80% of the debt is covered by hedging contracts.

Operational, reputational and strategic risks are analysed regularly based on a qualitative approach which takes
the following aspects into account:

- identification of the major risk factors and calculation of the probability of occurrence and the estimate loss
by risk factor;

- calculation of the level of exposure to risk ("absolute risk") and, based on existing checks, residual risk.

Irom the analyses conducted, operational, reputational and strategic risks are adequately mitigated taking into
consideration the level of safeguards and checks put in place by the Company.
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Separate financial statements

EPRA Performance Measure
Annex

THE CONSOLIDATION OF THE PORTFOLIO
IN 2017 ALLOWED THE DISTRIBUTION OF
AN INTERIM DIVIDEND.

LTV

EQUALTO

38.1%

EPRA NAV

PER SHARE

10.68 ewro

1 BONNET ACCOUNTED FOR ON A PRO-RATA BASIS (35.7%)
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CFO REPORT

WORKING TO CONSOLIDATE THE PROFITABILITY OF THE COMPANY
AND OPTIMISE THE COST STRUCTURE, MAINTAINING A CONSERVATIVE
FINANCIAL STRUCTURE

“2017 was a year of consolidation for the actiities started in the previous
year with the goal of maintaining a limited risk profile for the portfolio with
a sustainable leverage level below 45%.

The characteristics of the portfolio have made it possible to pay an interim

COIMA RES S.p.A. SIIQ) consolidated its portfolio in 2017 managing to achieve results that allowed the
distribution of on interim dividend in November of Euro 3,240,630 on the 2017 result.

dividend to our shareholders.”

Fulvio Di Gilio
CFO of COIMA RES

(mEur) 31/12/2017 31/12/2016
Rent 34.2 15.5
Net real estate operating expenses (3.7) (1.9)
NOI 30.5 13.7
Other revenues 0.0 0.0
G&A costs (8.0) (4.7)
Other expenses (0.1) (0.4)
Non-recurring general costs (0.8) (1.0)
EBITDA 21.6 7.6
Deprecations (0.0) 0.2)
Fair Value adjustment 15.3 4.5
EBIT 36.9 11.9
Financial income 0.5 0.5
Income from investments 0.0 3.1
Financial expense (6.8) (2.8)

Pre-tax result

Result of third-parties
Group result

EPRA Earnings

Recurring FFO

Recurring FFO per share (Euro)

EPRA Earnings per share (Euro)

4.8

0.17
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RESULTS ACHIEVED IN THE YEAR ENDED DECEMBER 31+, 2017

2017 ended with a Group net profit of Euro 28.9 million.

Net Operating Income (hereinafter “NOI”) stood at Euro 30.5 million, an increase of Euro 16.8
million compared with December 31%, 2016 and represents 89.1% of rent. This percentage is higher
than the figure as at December 31*, 2016 of 88.0% mainly as a result of the new acquisitions and asset
management activities carried out on the portfolio.

NOI includes the rent that have accrued on the Deutsche Bank portfolio, the rent that have accrued on
the Vodafone Village, the rent that have accrued on Gioiaotto and on 2331 Eurcenter, the rent that have
accrued on the property located in Milan, via Deruta 19 from January 16", 2017 and the rent that have
accrued on the property located in Milan via Monterosa 93 from October 24", 2017.

Net real estate operating expenses mainly relate to property ownership taxes, property management
costs, operational expenses and maintenance that are the responsibility of COIMA RES.

G&A costs include management fees, personnel expenses, corporate governance and control function
costs, as well as consultancy, audit, I'T, marketing and communication expenses and other costs.

Non-recurring costs mainly include non-recurring expenses related to the current development phase
of the Company.

The change in the fair value of the portfolio, equal to Euro 15.3 million, an increase of Euro 10.8
million compared with December 31, 2016 is based on the reports of the Independent Experts CBRE
Valuation S.p.A. and Duft & Phelps. This change is due for Euro 1.5 million to the Vodafone Village,
for Euro 5.5 million to Gioiaotto, for Euro 2.9 million to 2331 Eurcenter, for Euro 4.8 million to the
property located in Milan, via Deruta 19 and for Euro 1.8 million to the property located in Milan, via
Monte Rosa 93 excluding the capital loss recorded on the Deutsche Bank portfolio of Euro 1.2 million
mainly attributable to the transaction through which the Company, via the COIMA CORE Fund 1V,
divested the entire portfolio located in southern Italy. This transaction had the effect of improving the
risk profile of the portfolio and giving the Company the possibility of concentrating its investments on
the Milan market, which 1s decidedly more liquid and less risky.

The revaluation of the portfolio is guided by market dynamics where real estate returns are under
pressure but rents are also increasing. This effect is not fully reflected in the valuations of the Independent
Experts which tend to be more conservative and use an income method which adopts less volatile
evaluations.

Financial income relates to bank deposits remunerated at a rate of around 18 bps and interest income
accrued on the VAT receivable to be refunded.

Financial expense relates to existing loans at the date of these consolidated financial statements,
remunerated at an all-in cost of 1.97 bps, including hedging costs. Iinancial expense increased by
Euro 4.0 million mainly as a result of the new loan taken out in 2017 for the purchase of the property
located in Milan, via Deruta 19 and as a result of the fact that the Company had existing loans for the
entire year, while in 2016 it only had them for 6 months.

The all-in cost on the other hand decreased by 2 bps as a result of the better conditions obtained on new
loans and the renewal of the loan relating to the Gioiaotto and 2331 Eurcenter properties.
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Earnings per share stood at Euro 0.80, an increase  Statement of Financial Position as at December 31¢, 2017
of Euro 0.27 compared with December 31%, 2016

and 1s calculated, on the basis of IFRS accounting Bonnet 14.9 (€/millions|

principles, taking into consideration the average

number of outstanding shares during the year. 2331 Eurcenter 83.8

EPRA Earnings, reduced by the positive effect
of the estimated entries, stood at FEuro 15.3 Gioicotto 72.1
Monte Rosa 60.4

million (Euro 0.42 per share), an increase of Euro
10.5 million (Euro 0.29 per share) compared with
December 31%, 2016 and the recurring FFO
stood at Euro 16.8 million (Euro 0.47 per share), Vodafone Village 208.5
an increase of Euro 10.6 million (Euro 0.30 per
share) compared with December 31%, 2016.

Deruta 51.9

Real estate investments, equal to Euro 575.6 Portfolio
million as at December 31%, 2017, an increase of Deutsche Bank 98.9
Euro 82.4 million as a result of acquisitions for Other assefs 29.3

Euro 105.6 million, divestments for Euro 38.5 Assets held for sale 38.0
million and net revaluations for Euro 15.3 million. Other payables 11.4

Net Financial
Debt
236.1

Equity investments in associate companies were up by Euro 0.7 million and included the investment
in the Bonnet Fund for a sum equal to Euro 14.9 million and the equity investment in Co—Investment
25CS, 33% owned by the MH Real Estate Crescita Fund, for an amount of Euro 2.0 million. The
increase 1s mainly attributable to the recall of commitments for the Bonnet FFund for Euro 0.6 million.

Financial assets available for sale, equal to Euro 1.5 million, relate to the temporary investment in equity
funds of part of the excess liquidity through a management mandate given to Pictet.

Derivative instruments, equal to Euro 0.7 million, increased by Euro 0.1 million compared with
December 31%, 2016 as a result of the new derivative agreements taken out to hedge the new loans,
excluding fair value adjustments (equal to Euro 0.6 million). The Company, taking into consideration
the positive result of the performance tests, recorded these instruments in accordance with hedge
accounting principles.

Non-current financial receivables and trade receivables stand for Euro 1.6 million receivables relating to
loans granted by the investee company MHREC Sarl to the associate company Co—Investment 2SCS.
The decrease in the item, for Euro 38 million involves the VAT refund obtained by the Company from
the Inland Revenue Agency eight months earlier than expected.

Assets held for sale, equal to Euro 38 million, relate to the 21 Deutsche Bank branches disposed in
January 2018.

The Company's consolidated net financial debt was equal to Euro 236.1 million as at December 31%,
2017, an increase of Euro 59.2 million as a result of the Company's financial requirements in 2017.

In October 2017, the Company repaid the VAT loan of 30 June 2016 in full with the net revenue from
the VAT refund from the Inland Revenue Agency.

Today, the net LTV is 37.1% and the Company's target is to have a leverage level below 45%.
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The Company has the following loans:

(EURO THOUSANDS) 31/12/2017 Expiry Rate Covenant % hedged Bank
Portfolio LTV:: <60% BNP (25%)
Eur 3M Consolidated LTV: <60% IMI (25%)
COIMA RES - Senior Line 170,754 29/06/2021 180b 60%
+180bps Portfolio ICR >1,80x ING Bank N.V. (25%)
Consolidated ICR/DSCR >1,40x UniCredit (25%)
CA -CIB (33%)
Eur 3M LTV: <60% o o
MHREC 72,661 31/03/2022 +150bps ICR >1,75x 80% ING Bank N.V. (33%)

UBI Banca (33%)

Eur 3M LTV: <55%

COIMA RES SIINQ | 19,725 16/01/2022 +160bps ICR >3 00x

81% ING Bank N.V.

Non-current payables refer mainly to the financial instrument issued by the Company and acquired
by management for a sum equal to Euro 0.2 million, a decrease of Euro 0.2 million compared with
December 31*, 2016 and to security deposits equal to Euro 0.3 million, an increase of Euro 0.1 million
compared with December 31%, 2016.

Provision for risks and charges includes the current value, equal to Euro 0.1 million, of the long-term
incentive granted to an employee.

Current trade payables and other payables mainly include deferred income equal to Euro 1.6 million,
an increase of Euro 0.1 million compared with December 31%, 2016 and payables to suppliers and
invoices to be received for a sum of Euro 4.2 million, a decrease of Euro 1.6 million compared with
December 31%, 2016. Finally the item includes Euro 4.4 million related to advance received for the DB
branches’ disposal.

The Group's sharcholders' equity stands at Euro 383.4 million, an increase of Euro 21.5 million
compared with December 31%, 2016 as a result of accrued earnings of Euro 28.9 million and the
distribution of dividends of Euro 7.3 million. The NAV per share of Euro 10.65 shows growth of 5.9%
in 2017 and 6.0% compared with the theoretical value of the IPO.

DIVIDEND POLICY

In 2017, the Company distributed a dividend per share of approximately 11 Euro cents following the 2016
result and a dividend of 9 Euro cents per share on account on the net profit for 2017.

The Company is applying a pay-out ratio of just above 70% the minimum required by SIIQ regulations
because, as it is in the early stages of its life, it 1s trying to maintain the necessary resources for investing in an
attractive market and implementing asset management activities aimed at improving the performance of the
properties in the portfolio.

The Board of Directors decided to propose the distribution of a dividend to the Shareholders' Meeting of Euro
9,721,980 (Euro 0.27 per share), including Euro 3,240,630 (Euro 0.09 per share) on account on 15 November
2017 which corresponds, as set out by the SIIQ) regime, to 79% of the distributable earnings, with an ex-
dividend date of April 16" 2018, a record date of April 172018 and a payment date of April 18" 2018.
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EPRA - PERFORMANCE INDICATORS

THE EPRA INDICATORS SHOW CONSIDERABLE GROWTH
AS A RESULT OF THE CONSOLIDATION OF THE PORTFOLIO

The table below summarises the COIMA RES EPRA indicators as at December 31%, 2017.

EPRA

Metrics

EPRA Earnings

EPRA Cost ratio
(including costs
of vacancy
investments)

EPRA Cost ratio
(excluding costs

of vacancy
investments)

EPRA NAV

EPRA NNNAV

EPRA Net Initial
Yield

EPRA “topped-
up” NIY

EPRA vacancy
rate

Definitions

Recurring profits resulting from typical
operations

Ratio between the Company's recurring
operating costs and recurring renfs

(including the costs of vacancy investments).

Ratio between the Company's recurring
operating costs and recurring  rents

(excluding the costs of vacancy investments).

The EPRA Net Asset Value is calculated
based on the net shareholders equity
adjusted by the dilutive instruments and
property investments at fair value and
excludes the fair value of other financial
investments which represent investments
which are not long-term, as set out in the
recommendations issued by EPRA.

The Triple Net Asset Value is the EPRA
NAV adjusted to include the fair value
of financial instruments, payables and
deferred taxes.

Calculated as the ratio between the initial
net rent and the gross market value of the

property.
Calculated as the ratio between the

stabilised net rent and the gross market
value of the property.

Ratio between the market value of the
vacant areas and the total market value
of the portfolio.

31/12/2017

(Euro thousand) - %

15,263

37.5%

36.2%

384,639

380,231

5.3%

5.5%

4.8%

31/12/2016
share | (Euro thousand) - %

0.42 4,800

51.4%

49.7%

10.68 362,193

10.56 359,587

5.3%

5.3%

4.2%

0.13

10.06

9.99

The table highlights a substantial improvement in all the indicators required in the EPRA recommendations.

The attention of management is focused on completing the investment process and optimising the Company's

cost structure by reducing non-recurring costs and improving the NOI. Improvement of the EPRA cost ratio

also depends on the size of the Company which contributes to absorbing fixed costs typical of a listed company.
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COIMA RES S.p.A. SIIQ (following also the “Company” or “COIMA RES”), with legal incorporation in Milan,
Piazza Gae Aulenti 12, with Tax Code, Register of Company and VAT No. 09126500967 is a real estate
investment company listed on the Italian Stock Exchange.

COIMA RES manages real estate transactions, primarily focused on commercial properties, aimed at generating

rental income from national and international tenants. The company operates with the beneficial tax status granted
to SIIQs (Societa di Investimento Immobiliare Quotate) which is similar to a Real Estate Investment Trust (REIT)
in other jurisdictions. The investment strategy of COIMA RES is focused on creating a high-quality portfolio of
real estate assets, with a view to generating stable, growing and sustainable cash flows for investors by acquiring,
managing, and selectively disposing of properties intended mainly for use in the services and commercial sector

and with the potential for their capital value to increase over time.

CORPORATE STRUCTURE

Established by Manfredi Catella in agreement with COIMA S.r.l., COIMA SGR S.p.A. and with Qatar Holding
LLC as primary sponsor of the venture, since May 2016 COIMA RES is a company with shares listed on the
Mercato Telematico Azionario organized and managed by Borsa Italiana S.p.A.

B core / core + HEN
Il 2uwe Aooe ===
COIMARES
COIMA CORE MH REAL FUND COIMA RES
FUND IV ESTATE GROWTH PORTA NUOVA SPA SIINQ 1
(100%) (86.67%) BONNET (36%) (100%)
L, o ooo| [ooo
il 2lsle 2ga| (468 R
i—1, o|o|a o] o] oa a oa
PORTFOLIO VODAFONE 2331 EURCENTER BONNET DERUTA 19 MONTE ROSA 93
DEUTSCHE BANK VILLAGE GIOIAOTTO (DECEMBER 2016) (JANUARY 2017) (OCTOBER 2017)
(MAY 2016) (JUNE 2016) (JuLY 2016)
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GOVERNANCE
Board of Directors
Caio Massimo Capuano Chairman, not executive Director
Feras Abdulaziz Al-Naama Vice President, Independent Director
Manfredi Catella Key Manager (CEO)
Luciano Gabriel " Independent Director
Olivier Elamine " Independent Director
Agostino Ardissone Independent Director
Alessandra Stabilini Independent Director
Michel Vauclair Independent Director
Laura Zanetti Independent Director

Board of Statutory Auditors

Massimo Laconca Chairman

Milena Livio Standing Auditor
Marco Lori Standing Auditor
Emilio Aguzzi De Villeneuve Alternate Auditor
Maria Stella Brena Alternate Auditor
Maria Catalano Alternate Auditor

Remuneration Committee

Alessandra Stabilini Chairman
Caio Massimo Capuano Member
Olivier Elamine Member

Investment Committee

Manfredi Catella Chairman
Gabriele Bonfiglioli Member
Matteo Rava Member
Feras Abdulaziz Al-Naama Member
Michel Vauclair Member

Control and Risk Committee

Agostino Ardissone Chairman
Alessandra Stabilini Member
Luciano Gabriel Member

Internal Audit and Compliance

Internal Audit is outsourced to a specialized company named Tema S.r.1., which has indicated Mr. Massimiliano
Forte as responsible for Internal Audit function and Mr. Paolo Costanzo as responsible for Compliance function.

™ In charge since May 10™, 2017.
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Risk Manager

Risk management is outsourced to a specialized company named Macfin, which has indicated Mr. Emerico Amari
di Sant’Adriano as responsible for this function.

Independent Auditors

The shareholders’ meeting held on February 1%, 2016 appointed Ernst & Young S.p.A. as auditors of the
Company for the period 2016-2024 in accordance with articles 14 and 16 of Legislative Decree n. 39/2010.

Executive responsible for the preparation of the company’s accounting documents

Fulvio Di Gilio Chief Financial Officer
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DIRECTORS' REPORT

OVERVIEW OF THE CONSOLIDATED FINANCIAL RESULTS

(Million of Euro) December 31%, 2017 per share December 31,2016 | per share

Total property value 575.6 493.1 82.5 16.7%
EPRA NAV 384.6 10.68 362.2 10.06 22.4 6.2%
EPRA NNNAV 380.2 10.56 359.6 9.99 20.6 5.7%
Debt position 263.1 290.0 (26.8) (9.3%)
Cash position 27.0 113.1 (86.1) (76.1%)
Net Loan to Value 37.1% 27.4% 9.7 p.p. n.m.
EPRA Net Initial Yield 5.3% 5.3% 0.0 p.p. n.m.
EPRA “topped-up” NIY 5.5% 5.3% 0.2 p.p. n.m.
EPRA vacancy rate 4.8% 4.2% 0.6 p.p. n.m.

(Million of Euro) December 31%, 2017 per share | December 31%,2016 | per share ‘ A |

Rents 342 15.5 18.7 n.m.
NOI 30.5 13.7 16.8 n.m.
EBITDA 21.6 7.6 14.0 n.m.
EBIT 36.9 11.9 25.0 n.m.
Recurring FFO 16.8 6.2 10.6 n.m.
Net profit 28.9 0.80 12.1 0.34 16.8 n.m.
EPRA Earnings 15.3 0.42 4.8 0.13 10.5 n.m.
S;ﬁ;?;i t(si)“d“di“g direct 37.5% 51.4% (139 pp.  nm.
S{iﬁ;‘fgzt(:)xcmdmg direct 36.2% 49.7% (13.5) p.p. nm.
Like for like rental growth 1.4% 2.9% n.m. n.m.
WALT (years) 7.2 8.7 (1.5) (17.2%)

The table shows the comparison with the 2016 financial year which highlights a significant improvement in all
performance indicators. This improvement is mainly due to the fact that in 2016 the Company started to operate in
May 13", 2016 and to the new investments made in 2017.
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The Group net result at December 31%, 2017 amounted to Euro 28.9 million, an increase of Euro 16.8 million

compared to December 3 1%, 2016, as shown in the table below.

(Million of Euro) December 31, 2017 December 31%, 2016
Rents 342 15.5
Net real estate operating expenses 3.7) (1.9)

Net depreciation

Other revenues 0.0 0.0

G&A (8.0) (4.7)
Other expenses (0.1) (0.4)
Non-recurring general expenses (0.8) (1.0)

%

(0.0)

(0.2)

Net movement in fair value

15.3

4.5

Income tax

Minority share of MHREC

EPRA Earnings

Recurring FFO per share

Financial income 0.5 0.5
Income from investments 0.0 3.1
Financial expenses (6.8) (2.8)

0.47
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The reclassified balance sheet is shown below, compared with the figures as at December 31%, 2016, and the pro-
forma prepared by considering a proportional consolidation of the investment in Bonnet (hereinafter “Look-
Through adjusted”) instead of the consolidation in equity in accordance with the international accounting standard
IFRS of the consolidated financial statements.

December 31%, 2017
(Million of Euro) Fer il et
: : Look-Through
adjusted
Investment properties 575.6 493.1 82.4 16.7% 610.7
Financial assets 42 22 2.0 90.6% 4.2
glzte;;r(;lents accounted for using the equity 16.9 162 07 429% 20
VAT receivable - 38.0 (38.0) (100.0%) -
Total LT assets 596.6 549.5 47.1 8.6% 616.8
Trade receivables 8.2 8.7 (0.5) (5.8%) 8.5
Other assets 0.0 - 0.0 0.0% 0.0
Cash 27.0 113.1 (86.1) (76.1%) 27.1
Total current assets 35.2 121.8 (86.6) (71.1%) 35.6
Non-current assets held for sale 38.0 - 38.0 100.0% 38.0
Total assets 669.9 671.4 (1.5) 0.2%) 690.4
Debt 240.4 290.0 (49.6) (17.1%) 259.7
Provisions 0.1 0.1 0.1 58.1% 0.1
Other liabilities 0.1 0.6 (0.5) (87.7%) 0.1
Trade payables 11.2 7.7 3.5 45.6% 11.9
Current financial debt 22.7 - 22.7 100.0% 22.7
Total liabilities 274.6 298.3 (23.8) (8.0%) 294.5
Minorities share of MHREC 11.9 11.1 0.8 7.2% 11.9
NAV 383.4 361.9 21.5 5.9% 384.0
NAYV per share 10.65 10.05 0.60 5.9% 10.66
Net Loan to Value 37.1% 27.4% 38.1%
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The most significant changes in 2017 relate to real estate investments, which increased by Euro 82.4 million due
to new acquisitions, amounting to Euro 105.6 million (including transaction costs), the sale of bank branches for
Euro 0.5 million, revaluations equal to Euro 15.4 million and the reclassification of Euro 38 million from
investment properties to non-current assets held for sale. This reclassification relates to preliminary agreements
for the sale of 21 Deutsche Bank branches signed on November 14™ 2017 and subsequently concluded in January
2018.

The following table shows the composition of the Company's portfolio as of December 31%, 2017 and the single
movements that occurred from May 13™ 2016.

35.1
58.5 201
47.0 —_— ] [
80.2 - - -40.0
140.1
Deutsche Bank  Vodafone Gioiaotto Eurcenter Deruta Monte Rosa Properties Disposals GAV Bonnet (35.7%) GAV Look-
Village Revaluation December 31st Through
2017 December 31st

2017

The new investments were made using mainly the available cash, as evidenced by the negative change of the same
for Euro 86.1 million, and by accessing a new loan of Euro 20 million. Financial indebtedness suffered a net
decrease of Euro 26.8 million due to the full repayment of the VAT line, for Euro 42 million, and new loans for
Euro 20 million, net of the effect of the amortized cost.

Shareholders' equity increased by Euro 21.5 million, mainly due to the profit produced in the period, equal to Euro
28.9 million, and dividends and advance payment dividends distributed in 2017, equal to Euro 7.3 million.
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The table below shows the consolidated net financial debt of the Company as at December 31%, 2017 according to
the recommendation ESMA /2013/319.

(Million of Euro) December 31%, 2017 December 31%, 2016
(A) Cash 27.0 109.8
(B) Cash equivalent - 33

(C) Trading securities

(D) Liquidity (A)+(B)+ (C) 27.0 113.1

(E) Current financial receivables

(F) Current bank debt
(G) Current portion of non-current debt (22.7) -

(H) Other current financial debt

(I) Current financial debt (F)+(G)+(H) (22.7) -
(J) Net current liquidity (I)+(E)+(D) 4.3 113.1
(K) Non-current bank loans (240.4) (290.0)

(L) Bonds issued

(M) Other non-current loans

(N) Non-current financial indebtedness (K)+(L)+(M) (240.4) (290.0)

(0) Net liquidity (J)*+(N) (236.1) (176.9)

REPORT ON CORPORATE GOVERNANCE AND OWNERSHIP STRUCTURES

Pursuant to Article 123-bis, para. 3, of Legislative Decree no. 58 of February 24™ 1998, the “Corporate
Governance and Ownership Structures Report” is available on the “Governance” section of the COIMA RES
S.p.A. SIIQ website (www.coimares.com).

REMUNERATION REPORT

Pursuant to Article 84-quarter, para. 1, of the Issuers' Regulations, implementing Legislative Decree no, 58 of
February 24", 1998, the “Remuneration Report” is available on the COIMA RES S.p.A. SIIQ website
(wWww.coimares.com).

ORGANISATIONAL MODEL AND CODE OF ETHICS

On July 27", 2016, the Board of Directors approved the code of ethics and the organizational model, as provided
for by Legislative Decree no. 231/2001, dated September 29™ 2016 established the supervisory body and
appointed as members Marco Lori, as Chairman, Michele Luigi Giordano in substitution of Arturo Sanguinetti
and Mario Ippolito from the Carnelutti law firm.
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RESEARCH AND DEVELOPMENT

COIMA RES S.p.A. SIIQ did not conduct any research and development activities during 2017.

TREASURY SHARES AND SHARES OR UNITS OF PARENT COMPANIES

At December 31%, 2017, COIMA RES S.p.A. SIIQ did not hold any treasury shares or shares in parent companies.

RELATIONS WITH SUBSIDIARIES, ASSOCIATES AND PARENT COMPANIES

With reference to the nature of the relationships between Group companies and related parties, please refer to the
description in the paragraph 36.

SUBSEQUENT EVENTS

On January 12th, 2018, the COIMA CORE FUND IV concluded the sale of 21 branches of Deutsche Bank, six
months in advance of the original plan, for a total amount of Euro 38 million.

On January 25" 2018, the Company set up a consortium for the management of the common parts of the
Lorenteggio Village building complex, in which the property owned by the Company whose owner is Vodafone
insists. At the same time, a contractual addendum was signed in which the contractual relations emerging from the
establishment of the consortium are regulated.

On February 1%, 2018, the Company signed a new lease with PwC in the building located in Milan Via Monte
Rosa n. 93 with a total rent of Euro 154 thousand and three months of free rent.

BUSINESS OUTLOOK

The year ended December 31%, 2017 represents the first full year of the Group, although it cannot be defined as
fully invested. The Group focused mainly on performing new investments, improving the profile of its portfolio,
including through divestments, and studying further investment opportunities. These activities involved the
following results:
= Increase in EPRA NAYV per share: of 6.2% compared to December 3 1%, 2016;
= EPRA Earnings: increase from Euro 4.8 million (Euro 0.13 per share) at December 31%, 2016 to Euro
15.3 million (Euro 0.42 per share) at December 31%, 2017;
= Expansion of the real estate portfolio: from Euro 526.2% million (as at December 31%, 2016) to Euro
610.7%) million (as of December 31%, 2017), with investments of Euro 105.6 million (including closing
costs), disinvestments of Euro 38 million and revaluations for Euro 15.4 million;
= Increase in gross rental income: from Euro 15.5 million (as at December 31%, 2016) to Euro 34.2
million as at December 31%, 2017,
= Increase of Funds From Operations: from Euro 6.2 million at December 31%, 2016 to Euro 16.8
million at December 31%, 2017;
=  Moderate leverage: Net Loan to Value equal to 37.1%; maximum LTV of 45%.

The result of the Consolidated Financial Statements at December 31%, 2017 attributable to COIMA RES S.p.A.
SIIQ is equal to Euro 28,889 thousand. In consideration of the above results, the Company's Board of Directors
had the opportunity to propose to the Shareholders' Meeting a dividend of Euro 9,722 thousand (Euro 0.27 per
share), of which Euro 3,240 thousand (Euro 0.09 per share) paid in advance in November 2017. The dividend was

? Considering Bonnet on look-through basis (35.7%)
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calculated on the basis of the results of the Parent Company and of the regulations in force concerning listed real
estate investment companies.

The Company expects that the portfolio composed and described in the previous pages, including the investment
in the building complex in Via Monte Rosa 93 carried out in the last quarter of 2017, may generate revenues in
excess of Euro 35 million, giving the Company the opportunity to have a positive result also for the year 2018 and
the possibility of distributing further dividends to shareholders. In addition, the Company still has about Euro
80,000 thousand, of financial resources to invest in additional properties that may possibly contribute to
improving the profile of the Company's portfolio also in terms of additional income.

Based on the foregoing, the Directors have drawn up these consolidated financial statements with a view to the
continuation of the activity since they believe that all the elements that confirm the Company's ability to continue
operating as an operating entity continue to exist.

SIIQ REGIME

Application of SIIQ regime is subordinated to the condition which companies engage primarily the property
leasing activities.

The prevalence shall be tested according to two parameters:
a) Financial: land and buildings held as property or other real right for rental activities represent at least 80%
of the assets - "asset test".
b) Economic: in each financial year, revenues from rental activities representing at least 80% of the positive
components of the income statement - "profit test" (ratio of exempt income and total proceeds).

At the date of these financial statements, the Company complies with the two parameters.

OTHER INFORMATIONS

Option to derogate (Opt Out) the obligation to publish a document in the event of
significant transactions

Company's Board of Directors on September 14™ 2015 resolved to make use of the derogation provided for in
Articles 70, paragraph 8 and 71, paragraph 1-bis of Consob Regulation no. 11971/99.

Definition of SMEs

With reference to the definition of SMEs, set out in Article 1, paragraph 1, letter w-quater 1) of the Consolidated
Finance Act, we report that, at the date of these financial statements, the Company falls that definition because it
has a lower turnover of Euro 300 million and a market capitalization less than Euro 500 million.
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CONSOLIDATED FINANCIAL STATEMENTS AS AT
DECEMBER 31°7, 2017

CONSOLIDATED FINANCIAL STATEMENTS

CONSOLIDATED STATEMENT OF PROFIT/(LOSS) FOR THE YEAR

December 31%, of which December 31, of which

(in thousands Euro) 2017 related parties 2016 related parties

Income statements

Rents 3 34,242 - 15,534 -
Net real estate operating expenses 4 (3,855) (105) (1,873) (22)

| Net rents | | 30,387 | (105) | 13,661 | (22) |
Income from disposal 5 30 - 50 -

Costs of sales o - - -

| Net revenues from disposal | | 30 | - | 50 | - |
Other revenues - - 10 10
G&A expenses 6 (8,737) (5,289) (5,818) (3,412)
Other operating expenses 7 (89) 130 (314) (291)

| Gross operating income | | 21,591 | (5,264) | 7,589 | 3,715) |
Net depreciation 8 91) - (182) -
Net movement in fair value 9 15,400 - 4,471 -

| Net operating income | | 36,900 | (5,264) | 11,878 | 3,715) |
Net income attributable to non-controlling interests 10 49 - 1,115 -
Income from subsidiaries - - 1,977 -
of which non-recurring - - 1,977 -
Financial income 11 537 - 468 -
Financial expenses 11 (6,786) - (2,809) -

| Profit before tax | | 30,700 | (5,264) | 12,629 | (3,715) |
Income tax 12 (11) - - -

| Profit | | 30,689 | (5,264) | 12,629 | 3,715) |
Minorities (1,800) - (506) -

| Profit for the Group | | 28,889 | (5,264) | 12,123 | 3,715) |
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EARNINGS PER SHARE

(in Euros) Notes December 31%, 2017 December 31%, 2016

Earnings per share

Basic, net income attributable to ordinary COIMA RES SIIQ’s shareholders 13 0.80 0.53

Diluted, net income attributable to ordinary COIMA RES SIIQ’s shareholders 13 0.80 0.53

CONSOLIDATED STATEMENT OF OTHER ITEMS IN THE COMPREHENSIVE INCOME

STATEMENT
(in thousands Euro) Notes December 31%, 2017 December 31%, 2016
Profit for the year 30,689 12,629
Other comprehensive income to be reclassified to profit of the period in
. 25 (46) 75
subsequent periods
Other comprehensive income not to be reclassified to profit of the period in
. - (10,070)
subsequent periods
Other comprehensive income | | 30,643 2,634
Referable to:
Group shareholders 28,843 2,128
Minorities 1,800 506
Total 30,643 2,634
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CONSOLIDATED STATEMENT OF FINANCIAL POSITION

of which related December 31, of which related

st
December 317, 2017 parties 2016 parties

(in thousands Euro) Notes

Real estate investments 14 563,410 - 480,900 -
Other tangible assets 15 351 - 3 -
Intangible assets 15 24 - - -
I;\;i}slt(;flients accounted for using the equity 16 16,879 ) 16,187 R
Available for sale financial assets 17 1,492 - - -
Non-current deferred tax assets 18 9 - 6 -
Derivatives 19 723 - 613 -
Long term financial assets 20 1,620 1,620 1,621 1,621
Trade and other non-current receivables 21 - - 38,000 -
Total non-current assets | | 584,508 1,620 537,330 1,621
Inventories 22 12,140 - 12,220 -
Trade and other current receivables 23 8,194 46 8,739 115
Cash and cash equivalents 24 27,042 - 113,102 -
| Total current assets | | 47,376 46 134,061 115
Non-current assets held for sale 14 38,000 - - -
Total assets 669,884 1,666 671,391 1,736
Liabilities
Capital stock 14,451 - 14,451 -
Share premium reserve 335,549 - 335,549 -
Valuation reserve 29 - 75 -
Interim dividend (3,240) - - -
Other reserves 7,733 - - -
Profit / (loss) carried forward - - (320) -
Profit / (loss) for the period 28,889 - 12,123 -
Total Group shareholders' equity 383,411 - 361,878 -
Minorities 11,915 - 11,114 -
Shareholders' equity 25 395,326 - 372,992 -
Bank borrowings and other non-current lenders 26 240,420 - 289,973 -
Deferred tax liabilities 27 7 - - -
Payables for post-employment benefits 28 20 - 5 -
Provisions for risks and charges 29 123 - 125 -
Trade payables and other non-current liabilities 30 554 243 577 391
Total non-current liabilities | | 241,124 243 290,680 391
Bank borrowings and other current lenders 26 22,720
Trade payables and other current liabilities 31 10,653 2,306 7,713 3,762
Current tax payables 32 61 - 6 -
Total current liabilities 33,434 2,306 7,719 3,762
Total liabilities 274,558 2,549 298,399 4,153
Total liabilities and shareholders’ equity 669,884 2,549 671,391 4,153
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(in thousands
Euro)

Balance as of
June 8", 2015

STATEMENT OF CHANGES IN SHAREHOLDERS' EQUITY

50 - - - - 50 -

50

Capital increase
September 30",
2015

Profit / (loss)
for the period

21 499 - - - 520 -

- - - (320) (320) -

520

(320)

Balance as of
January 1%,
2016

71 499 - - - (320 250 -

250

Loss carried
forward

Capital increase
May 11", 2016

Capital increase
May 13", 2016

TPO costs
Acquisition of
MHREC

Dividend
distribution
Cash flow
hedge reserve

Profit / (loss)
for the period

- - - - (320) 320 - -
5,780 138,720 - - - - 144,500 -
8,600 206,400 - - - - 215,000 -
- (10,070) - - - - (10,070) -
. . . - - - - 10,897
i - - = - - = (289)
- - 75 - - - 75 -

. . . - - 12,123 12,123 506

144,500
215,000
(10,070)
10,897
(289)

75

12,629

Balance as of
December 31%,
2016

14,451 335,549 75 (320) 12,123 361,878 11,114

372,992

Profit carried
forward
Dividend
distribution on
2016 results

Interim
dividend on
2017 results
Cash flow
hedge reserve
Available for
sale reserve

Profit / (loss)
for the period

- - - 7,735 320 (8,055) - -

. . - - - (4,068) (4,068) (999)

- - - (3242) - . (3,242) .

- - (58) - - - (58) -
- - 12 o = - 12 -

- - = = - 28,889 28,889 1,800

(5,067)

(3,242)

(58)
12

30,689

Balance as of
December 31%,
2017

14,451 335,549 29 4,493 - 28,889 383,411 11,915

395,326
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CASH FLOW STATEMENT

(in thousands euro) Notes 2017 2016
Profit for the period before tax 30,689 12,629
Adjustments to reconcile the profit to net cash flow:

Net depreciation 8 91 182
Severance pay 28 46 130
Net movement in fair value property 9 (15,400) (4,741)
Net income attributable to non-controlling interests 10 (49) (1,115)
Income from subsidiaries (badwill) - (1,977)
Financial income 11 (18) (214)
Financial expenses 11 1,037 320
Net movement in fair value of financial instrument 30 (148) 2901

Changes in working capital:

(Increase) / decrease in trade and other current receivables 23 563 (4,959)
(Increase) / decrease in deferred tax assets - (6)
(Increase) / decrease in long term financial assets - 5,200
(Increase) / decrease in inventories - 1,450
Increase / (decrease) in trade payables and other current liabilities 31 2,940 1,021
Increase / (decrease) in current tax payables 32 55 (7)
Increase / (decrease) in trade payables and other non-current liabilities 27,28,29,30 91 -
Other changes in working capital - (1,200)
Net cash flows generated (absorbed) from operating activities 19,897 7,004

Investment activities

(Acquisition) / disposal of real estate properties 14 (105,110) (204,282)
(Acquisition) / disposal of other tangible and intangible assets 15 (383) 3)
(Acquisition) / disposal of other non-current receivables 21 38,000 (36,957)
(Increase) / decrease in financial activities 17 (1,485) -
Purchase of subsidiaries (net of cash acquired) - (55,467)
Purchase of associated companies 16 (643) (13,215)
Net cash flow generated (absorbed) from investment activities (69,621) (309,924)
Financing activities
Shareholders' contribution / (dividends paid) 25 (7,308) 204,935
Dividends paid to minorities 25 (999) (288)
(Acquisition) / closing of derivatives 19 (736) (538)
Increase / (decrease) in bank borrowings and other current lenders - (130)
Increase / (decrease) in bank borrowings and other non-current lenders 26 19,770 213,590
Repayment of borrowings 26 (47,063) (1,937)

| Net cash flows generated (absorbed) from financing activities | | (36,336) | 415,632 |
Net increase / (decrease) in cash and cash equivalents (86,060) 112,712
Cash and cash equivalents at the beginning of the period 24 113,102 390

| Cash and cash equivalents at the end of the period | | 27,042 | 113,102 |
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS

1. Principles of preparation and changes in accounting standards
1.1 Principles of preparation

The consolidated financial statements at December 31%, 2017 have been prepared in accordance with the
IAS/IFRS accounting standards set forth by the International Accounting Standards Board (IASB).

The consolidated financial statements have been prepared under the historical cost principle, except for
investment properties, land and buildings, derivative financial instruments, contingent consideration and liabilities
for non-cash distributions that are recognised at fair value. The carrying value of assets and liabilities that are
subject to hedging transactions at fair value and would otherwise be carried at amortised cost, has been adjusted to
take account of changes in fair value attributable to the hedged risks.

The consolidated financial statements were prepared in EUR and all amounts are rounded to thousands of Euro,
unless otherwise indicated.

The consolidated financial statements include the consolidated statement of financial position, the consolidated
statement of profit/(loss) for the year, the consolidated other comprehensive income statement, the statement of
changes in equity, the cash flow statement and the notes to the consolidated financial statements.

The consolidated financial statements have been prepared on a going concern basis, in accordance with the
principle of accrual, principle of relevance and significance of information and the prevalence of substance over
form.

Assets and liabilities and revenues and expenses are offset only if required or permitted by an accounting standard
or its interpretation.

The accounts adopted are consistent with those established by IAS 1 - "Presentation of Financial Statements". In
particular:
= the statement of financial position has been prepared by classifying assets and liabilities according to the
"current / non-current" criterion;
= the income statement and other comprehensive income statement have been prepared by classifying
operating expenses by nature;
= the cash flow statements have been prepared using the "indirect method".

The formats used, as specified above, are those that best represent the economic standing and financial position of
the Company.

1.2 Consolidation
Scope of consolidation

The consolidated financial statements have been drawn up based on the financial statements as of December 31"
2017 prepared by the consolidated companies and adjusted. where necessary. to align them with the IFRS-
compliant accounting and classification policies. The consolidation perimeter includes COIMA RES S.p.A. SIIQ
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as parent company, COIMA CORE FUND IV, MHREC Fund, MHREC S.a.r.l. and COIMA RES S.p.A. SIINQ I
as funds and companies consolidated using the full consolidation method, Porta Nuova Bonnet Fund and Co —
Investment 2 SCS as related fund and company consolidated by the equity method.

The Company consolidates the mentioned funds and companies in the consolidation financial statements because
all the criteria provided by paragraphs 6 and 7 of IFRS 10 in relation to the consolidation of the investment
entities are met.

Consolidation methods

The consolidated financial statements include the financial statements of COIMA RES S.p.A. SIIQ, COIMA
CORE FUND IV, MHREC Fund, MHREC S.a.r.1. and COIMA RES S.p.A. SIINQ I as of December 31%, 2017.
The subsidiaries' accounts are prepared each year using the same accounting standards as the Company.

The main consolidation methods used to prepare the consolidated financial statements are the following:

= subsidiaries are consolidated from the date control is effectively transferred to the Company. and cease to
be consolidated from the date control is transferred outside the Company; control exists when the
Company has the power, directly or indirectly, to influence a company's financial and managerial policies
in such a way as to obtain benefits from its operations;

= subsidiaries are consolidated on a line-by-line basis, aggregating all financial statement items in full.
regardless of the interest held. Only for the determination of net equity and net profit (loss) is the minority
interest, if any, shown separately in the statement of financial position and the income statement;

= the consolidation of related companies is determined with pro rata adjustments of the participation of
changes in equity of associated companies;

= the carrying value of equity investments is eliminated against the assumption of their assets and
liabilities;

= all intercompany assets, liabilities, income and losses, including unrealized profits deriving from
transactions between Group companies, are eliminated.

1.3 Main balance sheet items

Real estate investments

Investment property is represented by property held to earn rental income and/or for capital appreciation and not
for use in the production or supply of goods or services or for administrative purposes.

Investment property is initially recognized at cost including incidental expenses and acquisition, consistent with
IAS 40, and subsequently measured at fair value, recognizing in the income statement the effects of changes in
fair value of investment property in the year such occur.

The costs incurred relating to subsequent interventions are capitalized on the carrying value of the investment
property when it is probable that they will generate future economic benefits and their cost can be measured

reliably. Other maintenance and repair costs are expensed as incurred.

The fair value of the investment property does not reflect future capital investments that will improve or enhance
the properties and does not reflect future benefits from this expenditure.

Investment property is derecognized when sold or when it is permanently withdrawn from use and no future
economic benefits are expected from its disposal. Any gains or losses arising from the retirement or disposal of an
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investment property are recognized in the income statement in the year of the withdrawal or disposal.

IFRS 13 defines the fair value as the price (exit price) that would be received for the sale of an asset, or that would
be paid for transfer of a liability in a regular transaction between market participants at the valuation date.

In particular, in measuring the fair value of investment property, as required by IFRS 13, the company must
ensure that the fair value reflects, among others, rental income from current leases, and other reasonable and
supportable assumptions that market participants would use to price real estate properties under current
conditions.

In accordance with IFRS 13, the fair value valuation of a non-financial asset considers the ability of a market
operator to generate economic benefits from using the asset at its highest and best use, or selling it to another
market participant that would employ such at its highest and best use.

According to IFRS 13, an entity must employ valuation techniques appropriate to the circumstances and for which
sufficient data are available to measure the fair value, maximising the use of relevant observable inputs and
minimising the use of unobservable inputs. The fair value is measured based on observable transactions in an
active market, adjusted if necessary, depending on the specific characteristics of each investment property. If such
information is not available, to determine the fair value for measurement of the investment property, the company
uses the discounted cash flow method (for a period that varies according to the duration of existing contracts)
related to future net income from leasing of property, and it is assumed that the property is sold at the end of this
period.

Investment property is valued with the support of an external independent valuation company, duly recognized in
terms of professional qualification and recent experience in the leasing and characteristics of the property
evaluated.

The Company has adopted an internal procedure for the selection and appointment of independent experts as well
as for the valuation of investment properties. On the selection and appointment of the independent experts, the
procedure requires specific operational binding instructions to verify, through appropriate written statements or
acquiring specific certifications. that independent experts respond to business needs and with local regulations.
Valuations are prepared every six months, in compliance with the standard "RICS Valuation - Professional
Standards" and in compliance with applicable regulations and the recommendations provided by ESMA European
Securities and Markets Authority. For more details, please refer to note 14.

The remuneration provided for assessments at December 31%, 2017 has been preliminarily defined as a fixed
amount based on the size of the individual investment property. The process by which the Company determines
the fair value of its real estate investments, however, falls within the estimation processes, which implies the
forecast of costs and revenues related to each investment and the formulation of assumptions on variables of
calculation models that depend on expectations the performance of real estate and financial markets as well as the
general economic conditions that affect rent levels and the reliability of tenants, and that, in consideration of the
uncertainty connected to the realization of any future event, are able to determine variations, even significant and
in the short term, the conclusions of the experts and therefore of the results of the financial statements, albeit in
constant evaluation models. As for the use of estimates regarding real estate investments, refer to paragraph 14 -
Investment property.
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Real estate initiatives in progress

The real estate initiatives in progress are measured at fair value according to the international accounting standard
IAS 40 - Fair value option, if:

= the destination to the lease or the appreciation of the invested capital is envisaged
is

= the fair value of investments can be reliably determined.

In accordance with the provisions of Consob recommendation DIE / 0061944, the estimate of fair value is
considered reliable if the following main conditions are met:
= the project is in an advanced state
or
= the main building permits and authorizations have been obtained, the main tasks for the realization of the
project have been assigned and there are no financing difficulties in the subsequent development phases.

If these conditions are not met, the property is accounted for in accordance with IAS 16.

Inventories

Inventories consist of lands - also to be built -, properties under construction and renovation, completed
properties, for which the purpose is the sale to third parties and is not maintaining the property portfolio to
perceive the rental income.

Land for development are valued at the lower of acquisition cost and estimated realizable value. Cost includes
incremental expenses and borrowing costs eligible for capitalization. where the following conditions:
* management has taken decision on the allocation of significant areas in its use. development. or direct
sales;
=  Dbeing incurred costs to obtain the asset;
=  Dbeing incurred borrowing costs.

Properties under construction and / or being restructured, are valued at the lower of cost. including incremental
expenses of their value and capitalizable financial charges, and estimated realizable value.

The properties for sale are valued at the lower of cost or market value based on transactions of similar properties
by location and type. The acquisition cost is increased by any incremental expenses incurred up to the time of
sale.

Assets and financial liabilities

Assets and financial liabilities are accounted in accordance with TAS 39 - Financial Instruments: Recognition and
Measurement. and IAS 32 - Financial instruments: presentation and supplementary information.

Loans and receivables that the Company does not hold for trading (loans and receivables originated during
operational activities), securities held with the intention of keeping such in the portfolio until maturity, and all
financial assets not listed in an active market and whose fair value cannot be determined reliably, are measured, if
featuring a fixed term, at amortised cost using the real interest rate calculation method. When financial assets have
no fixed maturity, such are valued at acquisition cost.

Receivables due beyond one year. non-interest bearing or which bear interest below market are discounted using
market rates. Valuations are carried out regularly as to whether there is objective evidence that a financial asset or
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a group of assets may have suffered an impairment loss. If any such evidence exists. the impairment loss is
recognized as an expense in the income statement for the period.

Financial liabilities are initially recognized at fair value and subsequently carried at amortized cost method using
the real interest rate calculation method.

Available for sale

Available for sale financial assets include fund units (equity, bonds and others). Assets classified as available for
sale are those that have not been classified as held for trading or designated at fair value through profit or loss. In
this category, debt securities held for an indefinite period and those that could be sold in response to liquidity
needs or changes in market conditions are classified.

After initial recognition, available for sale securities are measured at fair value and their unrealised gains and
losses are recognised among the other components of the comprehensive income statement in the reserve for
available for sale assets up to the elimination of the investment - when the accumulated profit or loss is recognized
among other operating income or expense - or up to the moment when a loss is denominated - when the
cumulative loss is reversed from the reserve and reclassified to the profit/(loss) from financial expenses. Interest
received during the period in which the financial assets available for sale are held are recognized as financial
income using the effective interest.

Derivatives

Derivatives, including separated embedded derivatives, are assets and liabilities recorded at fair value. Derivatives
are designed as hedging instruments when the relation between derivative and the covered instrument is formally
documented and the hedge effectiveness, verified periodically, is high. When hedging instruments cover the risk
of fair value changes of covered instruments (fair value hedge; es. cover the change in fair value of
assets/liabilities at a fixed rate), derivatives are recorded at fair value through profit and loss; consistently, the
covered instruments are adjusted to reflect in the income statement the fair value changes related to covered risk,
regardless of different criteria valuation forecast. When derivatives cover the risk of cash flow variations of
covered instruments (cash flow hedge; es. hedging the cash flow variation of assets/liabilities due to exchange
rates movements), the portion of fair value considered effective are initially recognized in OCI in the cash flow
hedge reserve and subsequently recognized in the statement of profit or loss. consistently with the economic
effects of the hedged. Any ineffective portion is recognized immediately in the statement of profit or loss.

Property, plant and equipment

Plant and equipment is stated at cost, net of accumulated depreciation and accumulated impairment losses, if any.
Such cost includes the cost of replacing part of the plant and equipment and borrowing costs for long-term
construction projects if the recognition criteria are met. When significant parts of plant and equipment are
required to be replaced at intervals, the Group depreciates them separately based on their specific useful lives.
Likewise, when a major inspection is performed, its cost is recognised in the carrying amount of the plant and
equipment as are placement if the recognition criteria are satisfied. All other repair and maintenance costs are
recognised in profit or loss as incurred.

Depreciation is calculated on a straight-line basis over the estimated useful lives of the assets, as follows:

Plant, machinery and equipment 12 years
Office properties 12 years
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An item of property, plant and equipment and any significant part initially recognised is derecognised upon
disposal or when no future economic benefits are expected from its use or disposal. Any gain or loss arising on
derecognition of the asset (calculated as the difference between the net disposal proceeds and the carrying amount
of the asset) is included in the statement of profit or loss when the asset is derecognised.

The residual values, useful lives and methods of depreciation of property, plant and equipment are reviewed at
each financial year end and adjusted prospectively, if appropriate.

Cash and cash equivalents

Cash and cash equivalents include cash on hand and short-term deposits. in the latter case with a term of less than
three months. Cash and cash equivalents are stated at their nominal value and the spot rate at year-end, if in
foreign currency.

Non-current assets held for sale and discontinued operations

The Group classifies non-current assets and disposal groups as held for sale if their carrying amounts will be
recovered principally through a sale transaction rather than through continuing use. Non-current assets and
disposal groups classified as held for sale are measured at the lower of their carrying amount and fair value less
costs to sell. Costs to sell are the incremental costs directly attributable to the disposal of an asset (disposal group),
excluding finance costs and income tax expense.

The criteria for held for sale classification is regarded as met only when the sale is highly probable and the asset
or disposal group is available for immediate sale in its present condition. Actions required to complete the sale
should indicate that it is unlikely that significant changes to the sale will be made or that the decision to sale will
be withdrawn. Management must be committed to the plan to sell the asset and the sale expected to be completed
within one year from the date of the classification. Property, plant and equipment and intangible assets are not
depreciated or amortised once classified as held for sale.

Assets and liabilities classified as held for sale are presented separately as current items in the statement of
financial position.
A disposal group qualifies as discontinued operation if it is a component of an entity that either has been
disposed of, or is classified as held for sale, and:
= represents a separate major line of business or geographical area of operations
= is part of a single co-ordinated plan to dispose of a separate major line of business or geographical area of
operations
or
= is a subsidiary acquired exclusively with a view to dispose it.

Net Equity

Capital stock
The capital stock represents the nominal value of payments and contributions made in this regard by shareholders.

Valuation reserve

When derivatives cover the risk of cash flow variations of covered instruments (cash flow hedge; e.g. hedging the
cash flow variation of assets/liabilities due to exchange rates movements), the portion of fair value considered
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effective are initially recognized in OCI in the cash flow hedge reserve, and subsequently recognized in the
statement of profit or loss, consistently with the economic effects of the hedged.

Financial assets available for sale, after initial recognition, are valued at fair value with the posting of changes in
equity, in the valuation reserve of assets available for sale.

Cash dividend and Interim dividend

The Company recognises a liability to pay a dividend when the distribution is authorised and the distribution is no
longer at the discretion of the Company. As for the corporate laws in Europe, a distribution is authorized when it
is approved by the shareholders. A corresponding amount is recognised directly in equity.

Severance pay

Severance pay fund (TFR) is considered as a defined benefit plan. The benefits promised to employees are
recognized monthly with the maturation and are paid upon termination of employment. The severance pay is
accrued based on the seniority reached at the end of each individual employee in accordance with the laws and
labor contracts in force at the reporting date. The provision reflects the liability towards employees, based on
experience and seniority wages paid, recalculated on the basis of its actuarial value. The adopted actuarial
assessments are the best estimates of the variables that determine the final cost of the subsequent performance at
the end of the employment relationship.

Provision for risks and charges

The provisions for risks and charges are recognized when the Company has a present obligation (legal or
constructive) as a result of a past event. it is probable that an outflow of resources embodying economic benefits
will be required to settle the obligation and a reliable estimate can be made of the amount of the obligation. When
the Company expects some or all of a provision to be reimbursed, for example, under an insurance contract, the
reimbursement is recognized as a separate asset, but only when the reimbursement is virtually certain. The
expense relating to a provision is presented in the statement of profit or loss net of any reimbursement. If the
effect of the time value of money is material, provisions are discounted using a current pre-tax rate that reflects,
when appropriate. the risks specific to the liability. When discounting is used. the increase in the provision due to
the passage of time is recognized as a finance cost.

Valuation of the financial instruments

The financial instruments are incentives granted to management in relation to their significant contribution at
start-up and development of the Company. They will be entitled to payment of a yield related to changes in Net
Asset Value (NAV) to be performed including remuneration in shares of the Company. The financial instruments
are recognized initially at fair value recording the related cost in the income statement, and by subsequently
evaluating at each balance sheet date the effects of the change in the fair value recognized in the income statement
during the period in which such occur. The fair value at the closing date of the period is determined by estimates
made by management. including through the support of independent experts. The estimates are subject to
hypotheses and assumptions that could be different from initial estimate.
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Recording of revenues, income and expenses in the income statement

Revenues
Revenue is recognized to the extent in which it is likely that economic benefits will be obtained by the company

and the revenue can be measured reliably. Revenue is measured at fair value of the amount received, excluding
discounts, rebates and other sales taxes.
The following specific recognition criteria of revenues must always be considered before recognition in the
income statement:
= Rental income: rental income from the investment property owned by the Company is recognised on an
accrual basis, conforming to extant lease contracts
= Sale of properties: revenues from sale of properties is recognized in the income statement and are
recognized when the Company has transferred all significant risks and rewards of ownership of the

property.

Costs
The costs and other operating expenses are recognized as components of the fiscal year result when incurred on an

accrual basis, and when such cannot be recognized as assets in the balance sheet.

Financial income and charges
Financial income and expenses are recognized on an accrual basis according to the interest accrued on the net

value of the related financial assets and liabilities using the effective interest method.

Borrowing costs directly attributable to the acquisition and construction of investment property are capitalised in
the carrying amount of the pertinent property. Capitalisation of interest is carried out on condition that the increase
in the carrying value of the asset does not ascribe to the same value higher than its fair value.

Taxes

Current taxes
Current income taxes are calculated based on estimated taxable income. Liabilities for current taxes are

recognised in the balance sheet net of any advance taxation.

Tax payables and receivables for current taxes are measured at the amount expected to be paid /received to/from
the tax authorities based on the nominal tax rates in effect at the balance sheet date, except for those directly
recorded in shareholders' equity, in that such relate to adjustment of assets and liabilities recognised directly to
equity. Other non-income taxes, such as taxes on property and capital, are included in the operating costs.

The Company is under the SIQ tax regime. SIIQs are subject to neither corporate income tax (“IRES”) nor
regional tax on productive activities (“IRAP”) on the business income deriving from letting real property and on
other real estate related items of income. On the other hand, the earnings and profits corresponding to the exempt
income are subject to taxation in the hands of the shareholders upon distribution.

Taxes are therefore calculated on the income produced by the non-exempt income.

Deferred tax
Deferred tax is recognized using the liability method on temporary differences.

It is calculated on the temporary differences between the carrying amounts of assets and liabilities recorded in the
balance sheet and their tax value. The deferred tax assets on tax losses carried forward and on deductible
temporary differences are recognized to the extent in which it is likely that future taxable profit will be available
against which such can be recovered, considering the SIIQ status.

The tax assets and liabilities are measured using the tax rates expected to be applicable during the years when

temporary differences will be reversed. Deferred tax assets and deferred tax liabilities are classified as non-current
assets and liabilities.
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The assets and current and deferred tax liabilities are offset when the income taxes are levied by the same taxation
authority, when there is a legally enforceable right to offset, and when the expected repayment time is the same.

Earnings Per Share

Earnings Per Share - basic
Basic earnings per ordinary share is calculated by dividing the profit for the period attributable to ordinary shares

and the weighted average number of ordinary shares outstanding during the year.

Earnings Per Share - diluted
Basic earnings per ordinary share diluted is calculated by dividing the profit for the period attributable to ordinary

shares and the weighted average number of ordinary shares outstanding during the period plus the weighted
average number of ordinary shares that would be issued upon conversion into ordinary shares of all potential
ordinary shares with dilution effects.

Use of estimates

The preparation of the financial statements and related notes requires that the management make estimates and
assumptions that affect the reported amounts of assets and liabilities and the disclosure of contingent assets and
liabilities at the date of the statements.

Actual results could differ from these estimates due to the uncertainty surrounding the assumptions and conditions
on which the estimates are based. Therefore, changes in the conditions underlying the opinions, assumptions and
estimates adopted may have a significant impact on future results.

Estimates are used to determine the fair value of investment properties, of financial instruments and derivatives.

Estimates and assumptions are reviewed periodically by management and, when deemed necessary, are seconded
by opinions and studies of independent external consultants of leading standing (for example, real estate
appraisals), and the effects of any changes are reflected in the income statement.

The following are the most significant estimates related to the preparation of financial statements and annual
accounting reports in that they entail many subjective opinions, assumptions and estimates:
= [nvestment property. is initially recognised at cost including incidental expenses and acquisition,
consistent with IAS 40, and subsequently measured at fair value, recognising in the income statement the
effects of changes in fair value of investment property in the year such occur. The fair value at the closing
date of the period is determined by valuation of the real estate assets performed by independent experts;
this valuation is subject to hypotheses. assumptions and estimates. Therefore, a valuation by different
experts might not result in an identical opinion;
= Financial assets available for sale: after initial recognition, financial assets available for sale are
measured at fair value and their unrealized gains and losses are recognized among the other
comprehensive income in the reserve of assets available for sale. The fair value is determined by
management based on the market quotations of the securities funds at the reference date;
= Financial instrument: financial instruments are initially valued at fair value, recording the effects deriving
from the change in fair value in the period in which they occur in the income statement. Fair value is
determined through estimates made by management, also through the support of independent experts; this
valuation is subject to estimation processes, which implies the forecast of cash flows based on variables
that depend on expectations of the performance of the real estate and financial markets as well as the
general market conditions;
= Taxes: income taxes, related to the non-exempt income, are estimated based on the prediction of the
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actual amount that will be paid to the Inland Revenue Office based on the income tax declaration;
recognition of deferred tax assets is based on expectations of taxable income in future years, and pre-paid
and deferred taxes are determined at the tax rates expected to be applied during the years in which
temporary differences will be reversed;

1.4 New accounting standards, interpretations and amendments adopted by the Company

The accounting standards adopted in the preparation of the consolidated financial statements are consistent with
those in effect at the balance sheet date inclusive of new standards, amendments and interpretations effective from
June 30™, 2017. The Company has not adopted any new policy, interpretation or amendment issued but not yet
effective.

The type and effects of these changes are described below. Although these new policies and amendments are
applicable for the first time in 2017, such do not significantly impact the consolidated financial statements of the
Company. The type and impact of any new policy/amendment are listed below:

Amendments to IAS 7 Statement of Cash Flows: Disclosure Initiative

The amendments require entities to provide disclosure of changes in their liabilities arising from financing
activities, including both changes arising from cash flows and non-cash changes (such as foreign exchange gains
or losses).

The Group has provided the information for both the current and the comparative period in note 26.

Annual Improvements Cycle - 2014-2016

Amendments to IFRS 12 Disclosure of Interests in Other Entities: Clarification of the scope of
disclosure requirements in IFRS 12

The amendments clarify that the disclosure requirements in IFRS 12 apply to an entity’s interest in a subsidiary, a
joint venture or an associate (or a portion of its interest in a joint venture or an associate) that is classified (or
included in a disposal group that is classified) as held for sale.

As at December 31%, 2017 the Group has no wholly-owned subsidiaries as held for sale.

Amendments to IAS 12 Income Taxes: Recognition of Deferred Tax Assets for Unrealised
Losses

The amendments clarify that an entity needs to consider whether tax law restricts the sources of taxable profits
against which it may make deductions on the reversal of deductible temporary difference related to unrealised
losses. Furthermore, the amendments provide guidance on how an entity should determine future taxable profits
and explain the circumstances in which taxable profit may include the recovery of some assets for more than their
carrying amount.

These amendments did not affect the Group’s financial and income statements because the Company has no
deductible temporary differences or assets that are in the scope of the amendments.
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Amendments to IFRS 10 and IAS 28: Sale or Contribution of Assets between an Investor and its
Associate or Joint Venture

The amendments address the conflict between IFRS 10 and IAS 28 in dealing with the loss of control of a
subsidiary that is sold or contributed to an associate or joint venture. The amendments clarify that the gain or loss
resulting from the sale or contribution of assets that constitute a business, as defined in IFRS 3, between an
investor and its associate or joint venture, is recognised in full. Any gain or loss resulting from the sale or
contribution of assets that do not constitute a business, however, is recognised only to the extent of unrelated
investors’ interests in the associate or joint venture. The IASB has deferred the effective date of these amendments
indefinitely, but an entity that early adopts the amendments must apply them prospectively.

IFRS 2 Classification and Measurement of Share-based Payment Transactions — Amendments
to IFRS 2

The IASB issued amendments to IFRS 2 Share-based Payment that address three main areas: the effects of vesting
conditions on the measurement of a cash-settled share-based payment transaction; the classification of a share-
based payment transaction with net settlement features for withholding tax obligations; and accounting where a
modification to the terms and conditions of a share-based payment transaction changes its classification from cash
settled to equity settled.

New accounting principles

IFRS 9 Financial instruments

In July 2014, the IASB issued the final version of IFRS 9 Financial Instruments that replaces IAS 39 Financial
Instruments: Recognition and Measurement and all previous versions of IFRS 9. IFRS 9 brings together all three
aspects of the accounting for financial instruments project: classification and measurement, impairment and hedge
accounting.

IFRS 9 is effective for annual periods beginning on or after January 1%, 2018, with early application permitted.
Except for hedge accounting, retrospective application is required but providing comparative information is not
compulsory. For hedge accounting, the requirements are generally applied prospectively, with some limited
exceptions.

The Group plans to adopt the new standard on the required effective date and will not restate comparative
information. During 2017, the Group has performed a detailed impact assessment of all three aspects of IFRS 9.
This assessment is based on currently available information and may be subject to changes arising from further
reasonable and supportable information being made available to the Group in 2018 when the Group will adopt
IFRS 9. Overall, the Group expects no significant impact on its statement of financial position and equity except
for the effect of applying the impairment requirements of IFRS 9 regarding the loss of value on loans, valuation of
financial liabilities as better described below and finally it is considered that there will be changes to the
classification of some financial instruments, as required by the principle.

Classification and measurement

The Group does not expect a significant impact on its balance sheet or equity on applying the classification and
measurement requirements of IFRS 9 infact, it expects to continue measuring at fair value all financial assets

W 102



CONSOLIDATED FINANCIAL STATEMENTS AS AT DECEMBER 31%, 2017 W

currently held at fair value. However, financial assets available for sale (AFS) with gains and losses recognized in
the statement of the other comprehensive income statement, which are not significant, they will be valued at fair
value reporting the effect to the income statement.

The AFS reserve relating to these assets, currently amounting of Euro 12 thousand, which is currently presented
as accumulated OCI, following application of the new standard, will be reclassified to retained earnings.

As for equity investments, it should be noted that the Group does not currently hold investments in other
companies, except for the assets referred to in the previous paragraph, in fact, the investments currently held in
portfolio refer to non-listed subsidiaries and associated companies the cost criterion, subject to verification of any
loss in value at each reporting date and not subject to the standard in question.

Loans, as well as trade receivables, are held until they are collected based on contractual deadlines. The Group
analyzed the characteristics of the contractual cash flows of these instruments and concluded that they comply
with the criteria for amortized cost valuation in accordance with IFRS 9. It is therefore expected that it will not be
necessary to proceed to a reclassification of these financial instruments.

Impairment

IFRS 9 requires the Group to record expected credit losses on all items such as loans and trade receivables,
regarding either a 12-month period or the entire duration of the instrument (e.g. lifetime expected loss). The
Group will apply the simplified approach and therefore record the expected losses on all trade receivables based
on their residual contractual duration. The Group, in assessing the impacts deriving from its own receivables in
the portfolio, both commercial and financial, considering the characteristics of the same and the counterparties,
and the collection times, believes that even if not all loans present a guarantee, the impact deriving from the
possible allocation should not be of significant amount.

Hedge accounting

The Group uses the application of Hedge Accounting regarding the Interest Cap Rate instruments subscribed. The
analysis carried out did not identify any change to the accounting treatment used for contracts signed also in
application of IFRS 9.

Considering the foregoing, the Group has established that all existing hedging relationships that are currently
designated as effective hedges will continue to qualify for hegde accounting in accordance with IFRS 9.

Other adjustments

IFRS 9 requires that if the cash flow forecasts generated by a financial liability are subject to revision /
amendment, it is necessary to reflect the change by recalculating the amortized cost of the same and recognizing
any differences in the Income Statement.
During the first half of 2017 the IFRIC and the IASB confirmed that this provision is applicable also in cases
where the review of the expected cash flows from a liability is generated by a renegotiation of the contractual
terms of the same that (prior exceeding the so-called '10% test') does not entail the accounting derecognition.
At the methodological level, the calculation of the effects to be recognized in the Income Statement in the event of
a review of the future cash flows of the liability is determined as the difference between:
= The amortized cost of the original liability on the renegotiation date (pre-renegotiation contractual
features);
= The Net Present Value (NPV) of the new expected contractual flows (post-renegotiation), excluding any
new costs incurred in the renegotiation phase, discounted based on the original internal rate of return
(IRR) (i.e. prior to renegotiation).
The carrying amount of the new liability is subsequently adjusted for any fees or costs incurred during the
renegotiation (with consequent modification of the IRR).
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If this accounting approach has not already been applied in accordance with IAS 39 (which effectively allowed
the possibility of modifying the IRR because of the changes made to the contractual flows without immediate
impacts on the Income Statement at the renegotiation date) IFRS 9 requires the retrospective application of the
new provisions (with consequent adjustment of the book value of the renegotiated liabilities existing at the date of
first application).

The value of the liabilities subject to renegotiation and in place at December 31%, 2017 will be recalculated in
application of the new calculation approach defined by IFRS 9 and, when the balances are re-opened at January
1%, 2018, the difference compared to the carrying value ex. IAS 39 will be adjusted as a contra-item to
Shareholders' equity.

Based on the simulations carried out, the expected impact on the opening Shareholders' Equity at January 1%, 2018
is positive (i.e. reduction in the value of the liabilities in question) for an amount equal to approximately Euro 0.7
million gross of the tax effect.

IFRS 15 Revenue from contracts with customers

IFRS 15 was issued in May 2014, and amended in April 2016, and establishes a five-step model to account for
revenue arising from contracts with customers. Under IFRS 15, revenue is recognised at an amount that reflects
the consideration to which an entity expects to be entitled in exchange for transferring goods or services to a
customer. The new revenue standard will supersede all current revenue recognition requirements under IFRS.
Either a full retrospective application or a modified retrospective application is required for annual periods
beginning on or after January 1%, 2018. Early adoption is permitted. The Group plans to adopt the new standard on
the required effective date using the full retrospective method. During 2016, the Group performed a preliminary
assessment of IFRS 15, which was continued with a more detailed analysis completed in 2017.

The Group operates in the real estate sector, through the acquisition and management of real estate properties that
generate rental income.

Leasing

The Group is characterized by investments in high quality real estate portfolios, concentrated mainly in primary
Italian cities, with high-profile tenants and long-term leases, including adequate safeguard clauses and clauses that
provide for the tenant to pay the costs and ordinary and extraordinary maintenance works. At present, the rental
revenues deriving from property investments are recorded based on the international accounting standard IAS 17
(paragraph 50), the criterion representative of the temporal competence, based on the existing leases.

Considering the current contractual structure and the sector practices adopted by the main competitors, the Group
has assessed that with the adoption of IFRS 15 there will be no effects on the financial results.

Presentation and information required

The provisions of IFRS 15 regarding presentation and required disclosure are more detailed than those of the
current standards. The provisions relating to the presentation represent a significant change from the practice and
significantly increase the volume of disclosure required in the Group's financial statements, however in
consideration of the expected impacts from the application of the standard, these changes should not bring
significant changes for the Group.
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IFRS 16 Leases

From January 1%, 2019 will come into application IFRS 16 setting out the principles for the recognition,
measurement, presentation and disclosure of leases and requires lessees to account for all leases under a single on-
balance sheet model similar to the accounting for finance leases under IAS 17. The standard includes two
recognition exemptions for lessees — leases of ’low-value’ assets (e.g., personal computers) and short-term leases
(i.e., leases with a lease term of 12 months or less). At the commencement date of a lease, a lessee will recognise a
liability to make lease payments (i.e., the lease liability) and an asset representing the right to use the underlying
asset during the lease term (i.e., the right-of-use asset). Lessees will be required to separately recognise the
interest expense on the lease liability and the depreciation expense on the right-of-use asset.

Lessees will be also required to remeasure the lease liability upon the occurrence of certain events (e.g., a change
in the lease term, a change in future lease payments resulting from a change in an index or rate used to determine
those payments). The lessee will generally recognise the amount of the remeasurement of the lease liability as an
adjustment to the right-of-use asset.

Lessor accounting under IFRS 16 is substantially unchanged from today’s accounting under IAS 17. Lessors will
continue to classify all leases using the same classification principle as in IAS 17 and distinguish between two
types of leases: operating and finance leases. IFRS 16 also requires lessees and lessors to make more extensive
disclosures than under IAS 17.

It should be note that the Company has leasing contracts for IT equipment, which do not fall within the scope of
the principle, and a lease contract relative to the registered office. In fact, on July 21*, 2017 COIMA RES signed a
lease contract for the new registered office in Piazza Gae Aulenti n.12. The agreement provides for a six-year term
renewable twice with an annual rent of approximately Euro 94 thousand. In consideration of the fact that COIMA
RES has invested a significant amount for the fitting out of the new premises, it is appropriate to consider the
duration of the lease contract over twelve years.

The first year of adoption of IFRS 16 will entail the registration of an activity for the right of use (c.d. right of use)
equal to Euro 715 thousand and a liability for leasing equal to Euro 688 thousand. In subsequent years, the
Company will generally recognize the amount of the remeasurement of the lease liability as a correction of the
right to use the asset and account for the effects on the income statement, separately recognizing the financial
charges of the liability and amortization of the use.

In 2018, the Group will continue to define the potential effects of IFRS 16 on its consolidated financial
statements.

Amendments to financial statements

The consolidated financial statements as at December 31%, 2017 show a consolidated statement of profit / (loss)
for the year which separately represents the net profits deriving from the lease, the net revenues deriving from the
disposal of the properties and the costs relating to the ordinary operations of the Company. This exposure,
commonly adopted by companies operating in the real estate sector, makes it possible to better represent the
profitability of investments based on the nature of the activities carried out. For this reason, it was considered
appropriate to re-enter the comparative data relating to the profit / (loss) for the consolidated financial statements
as of December 31%, 2016, in order to make the amount presented in the two reference periods comparable.

The main reclassifications made to the consolidated statement of profit / (loss) for the year ended December 31%,
2016 are shown below. It should be noted that the adoption of the new statement of profit / (loss) for the year has
no resulted in changes or adjustments in the result of the previous year.
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In order to illustrate the changes made below, the reconciliation table and the related tables are shown below:

Consolidated statement of profit published as at December 31%,

. . . December 31%,
2016 Notes Reclassified income statement item 2016

(in thousands of Euro)

Rents 15,534
Revenues 16,569 (a) Net real estate operating expenses 985
Income from disposal 50
Other revenues 10 Other revenues 10
Net real estate operating expenses (1,148)
Costs of raw material and services (5,940) (b)
General and administration expenses (4,792)
Personnel costs (955) (c) General and administration expenses (955)
Net real estate operating expenses (1,710)
General and administration expenses (71)
Other operating expenses (2,101) (d)
Other operating expenses (314)
Financial expenses (6)
Amortisation, depreciation and write-downs (182) Net depreciation (182)
Adjustment to fair value of property 4,471 Net movement in fair value 4,471
Net operating income 11,872 | | Net operating income 11,872
Net income attributable to non-controlling interests 1,115 cljztri(l)lﬁi(;r;lei;tetiiel;lstable tonon- 1,115
Income/(losses) 1,977 Income/(losses) 1,977
of which non-recurring 1,977 of which non-recurring 1,977
Financial income 468 Financial income 468
Financial expenses (2,803) Financial expenses (2,803)
| Profit before tax | 12,629 | | Profit before tax | 12,629 |
Income tax - Income tax -
| Profit for the period | 12,629 | | Profit for the period | 12,629 |
Minority interest (500) Minority interest (5006)
| Profit for the Group | 12,123 | | Profit for the Group | 12,123 |

(a) At December 31%, 2016, the item revenues includes Euro 15,534 thousand of rents, Euro 985 thousand
in revenues from reversal of property management charges and Euro 50 thousand in revenues from the
sale of properties. These amounts, in the new consolidated statement of profit / (loss) for the year, have
been reclassified separately in the item rents, net real estate operating expenses and income from
disposal,

(b) The item costs for raw materials and services includes Euro 1,148 thousand of management expenses of
real estate assets (property management commissions, maintenance, utilities, insurance policies) and
Euro 4,792 thousand related costs to the corporate structure (legal, administrative and business
consultancy, governance and control functions, IT services, auditing, marketing). The first one have
been reclassified in the item net real estate operating expenses and the residual amount in the item
general and administration expenses;

(c) Personnel costs, amounting to Euro 955 thousand, have been totally reclassified in the item general and
administration expenses,

(d) Other operating expenses include Euro 1,710 thousand for property taxes (IMU, TASI, stamp duties)
relating to the real estate portfolio, Euro 71 thousand for costs relating to the Company's ordinary
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operations (membership fees, roadshow costs, other administration charges), Euro 314 thousand other
management charges (including the fair value adjustment of the financial instrument) and Euro 6
thousand exchange losses and bank commissions. The amounts described above were reclassified
respectively to the net real estate operating expenses, general and administration expenses, other
operating expenses and financial expenses.

The different exposure of the original items of the consolidated statement of profit / (loss) for the year and the
changes made led to the separation of management costs of the real estate portfolio, net of revenues from re-
charges, and costs related to the corporate structure, in order to represent separately the profitability of
investments and costs related to the Company's operating structure.

2. Operating Segments

In order to represent the Company's activity by sector, it was decided to represent it primarily based on the
intended purpose of the buildings and secondarily, based on the geographic location.

Taking into consideration the investment strategy also outlined in the prospectus. the intended purpose of the
buildings is divided into administrative buildings, bank branches and other real estate. Administrative buildings
include all buildings intended for rental for office use, while other real estate includes all buildings intended for
other tertiary type purposes such as, for example, commerce and logistics. The bank branches category is
presented separately because it represents 16% of the total property portfolio (considering the disposal of 21
Deutsche Bank branches closed in January 2018).

An income statement showing information about the Company's revenue and results for the half-year ended
December 31%, 2017 is given below:

Unallocated

(in thousands Euro) Offices Bank branches Sector results
amounts

Rents 25,269 7,308 1,665 - 34,242
Income from disposal - 30 - - 30
Net movement in fair value 14,846 (1,140) 1,694 - 15,400
iIr:Iteetr eilslfsome attributable to non-controlling ) : } 132 132
Financial income 466 - - 71 537
Total income 40,581 6,198 3,359 203 50,341
Net real estate operating expenses (1,973) (1,541) (341) - (3,855)
G&A expenses (5,869) (2,330) (526) (12) (8,737)
Other net operating expenses 67) 30 9) (43) (89)
iIr:Iteetr €i:Islfsome attributable to non-controlling ) : } (83) (83)
Net depreciation (8) (82) (1) - 91
Financial expenses (4,638) (1,899) (229) (20) (6,786)
Income tax - - - (11 (11)
Sector results 28,026 376 2,253 34 30,689

Segment income is divided into the most significant items under real estate or leasing instalments, operating
expenses and other expenses recharged to the tenants.

The sector result is also represented, which also includes all other income such as, for example, financial income,
operating expenses and other costs.

The column called unallocated amounts includes net income attributable to non-controlling interests, financial
income, exchange losses and income taxes.
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A balance sheet showing the distribution of the assets and liabilities based on the intended use of the real estate is
listed below.

(in thousands Euro) Offices Bank branches Unallocated amounts Sector results

Non-current assets 463,279 86,983 29,161 5,085 584,508
Current assets 21,302 23,631 2,151 292 47,376
Non-current assets held for sale - 38,000 - - 38,000

‘ Total assets ‘ 484,581 ‘ 148,614 ‘ 31,312 ‘ 5,377 ‘ 669,884 ‘
Non-current liabilities 171,346 59,611 10,159 8 241,124
Current liabilities 3,750 29,492 128 64 33,434

‘ Total liabilities ‘ 175,096 ‘ 89,103 ‘ 10,287 ‘ 72 ‘ 274,558 ‘

Assets and liabilities are divided based on the relationship with the real estate divided by the various categories.
The column called unallocated amounts mainly includes:
= as for assets, long term financial assets, available for sale financial assets, the equity investment in CO —
Investments 2 and MHREC Sarl’s cash;
= as for liabilities, deferred and current tax liabilities.

The Company's year results are also represented based on the geographic location of the real estate:

(in thousands Euro) Unallocated amounts Sector results

Rents 22,498 5,502 6,242 - 34,242
Income from disposal 30 - - - 30
Net movement in fair value 14,136 3,324 (2,060) - 15,400
iIr:Iteetr eil;tcsome attributable to non-controlling } : } 132 132
Financial income 466 - - 71 537
Total income 37,130 8,825 4,182 203 50,341
Net real estate operating expenses (1,954) (525) (1,375) - (3,855)
G&A expenses (5,125) (1,655) (1,945) (12) (8,737)
Other net operating expenses (37) (32) 26 (46) (89)
iIr:Iteetr eil;tcsome attributable to non-controlling : : } (83) (83)
Net depreciation 27) 2) (62) - ©1)
Financial expenses (4,151) (1,051) (1,550) (34) (6,786)
Income tax - - - (11) (11)
Sector results 25,836 5,561 (725) 17 30,689

The geographic breakdown has also been chosen with regard to the Company's investment strategy which is
aimed primarily at the markets of Milan and Rome.

A balance sheet showing the distribution of the assets and liabilities based on the geographic location of the real
estate is listed below.
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(in thousands Euro) Others Unallocated amounts Sector results

Non-current assets 419,399 93,002 70,613 1,494 584,508
Current assets 23,226 5,497 18,650 3 47,376
Non-current assets held for sale - - 38,000 - 38,000

‘ Total assets ‘ 442,625 ‘ 98,499 ‘ 127,263 ‘ 1,497 ‘ 669,884 ‘
Non-current liabilities 144,532 47,555 49,029 8 241,124
Current liabilities 4,535 1,567 27,321 11 33,434

‘ Total liabilities ‘ 149,067 ‘ 49,122 ‘ 76,350 ‘ 18 ‘ 274,558 ‘

The same methodology described for the division of assets and liabilities by intended use is also used for the
breakdown by geographic location.
The column called unallocated amounts mainly includes available for sale financial assets and tax liabilities.

3. Rents

As of December 31%, 2017 rents amount to Euro 34,242 thousand and are detailed as follows:

(in thousands Euros) Investments December 31%, 2017 December 31%, 2016

Vodafone 13,877 6,920
Coima Res SIIQ

Monte Rosa 677 -
Coima Core Fund IV Deutsche Bank branches 7,308 5,156

Gioiaotto 3,863 1,307
MHREC Fund

2331 Eurcenter 5,108 2,151
Coima Res SIINQ I Deruta 3,409 -
Rents 34,242 15,534

It notes that the rents related to Deruta and Monte Rosa refer to a period of less than twelve months as the
Company acquired these properties respectively on January 16™, 2017 and October 24™, 2017.

It is also recalled that the Company acquired the remaining part of the real estate portfolio in 2016, so the rents
contributed to the previous operating results for a period of between five and seven months.
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4. Net real estate operating expenses

The net real estate operating expenses amount to Euro 3,855 thousand as of December 31%, 2017 and are detailed
as follows:

. Vodafone DEUISERE Gioioo December December
(in thousands Euros) Village Monte Rosa . Bz;lnk Eand 23t31 Deruta 31%, 2017 31%, 2016
ranches urcenter
Recovery of costs from tenants 1,275 159 38 768 19 2,259 985
Property management fee (208) (10) (107) (398) (18) (741) (237)
I(:;[l:irr;t:snance and service (199) (64) (53) (194) (14) (524) 174)
Utilities (962) (50) ) (226) - (1,240) (659)
Insurance (59) 4) (65) (48) (23) (199) (78)
Property tax (IMU) (694) (75) (1,230) (664) (230) (2,893) (1,491)
Property tax (TASI) (47) (6) 37) (43) (15) (148) (66)
Stamp duties (139) %) (79) (75) (35) (333) (128)
Other real estate costs 2) (1) 7) (26) - (36) (25)
1::;:::'::“3“ CESE D (1,035) (56) (1,542) (906) 316) (3,855) (1,873)

The item recovery of costs from tenants refers to the reversal of ordinary property management charges to tenants.

Property management fee mainly relate to ordinary activities of the administration and maintenance of the
buildings.

Maintenance and service charges concern the expenses incurred for the maintenance of the buildings (lifts,
systems, office cleaning) and for the upkeep of the green spaces of the properties.

The item utilities refers to the cost of providing electricity, water and gas for the buildings.

The item insurance costs refers to the all-risk policies signed by the Company and Funds to protect the asset value
and ownership of the buildings.

The items IMU, TASI, stamp duties, are related to the property taxes applied on the portfolio.

Other real estate costs mainly include the fees for the occupation of public areas and other expenses related to the
operation of the buildings.

5. Income from disposal

Income from disposal amount to Euro 30 thousand (Euro 50 thousand as of December 31%, 2017) and are
attributable to the sale of two Deutsche Bank branches (Casargo and Gravedona), sold at a higher price than the
book value.

(in thousands Euro) Exit date Sale price Net book value Capital gains
Deutsche Bank branch - Gravedona March 13", 2017 345 (330) 15
Deutsche Bank branch - Casargo July 19™, 2017 195 (180) 15
Income from disposal 540 (510) 30
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During the year, the Company marks the completion of the original non-core disposal program through the sale of
21 Deutsche Bank branches for a total amount of Euro 38,000 thousand. For more details on the transaction, refer
to paragraph 14 - Real estate investment.

6. General and administration expenses

General and administration expenses amount to Euro 8,737 thousand. The detailed summary table is attached
below:

MHREC | COIMARES December December

(in thousands Euro) COIMARES

Sarl SIINQ I 31,2017 31,2016
Asset management fee (2,775) (476) (922) - - (4,173) (2,535)
Legal, administrative and
technical consulting costs A0 (212) Gt ® @) UL277) (1,115)
Personnel costs (1,478) - - - - (1,478) (955)
Governance and other control
functions (298) (14) - - (15) (327) (237)
Audit (190) (51) (27) 2) (13) (283) (178)
IC)?](immumcatlon, marketing and 301) ) ) ) ) (303) (289)
Independent property valuation (28) (137) (12) - (6) (183) (124)
IT service (141) - - - - (141) (183)
Other operating expenses (331) - - (1) - (332) (202)
G&A expenses | (6,610) (890) (1,168) (11) (58) (8,737) | (5,818) |

Asset Management fees relate to the agreement signed by the Company and COIMA SGR for scouting activities
for investment transactions and the management of the real estate portfolio, as well as for other activities provided
by the asset management agreement. These fees are calculated quarterly, based on the Net Asset Value (NAV)
recorded by the company in the previous three months. For more details refer to Chapter 2 “Management” - Asset
management.

Legal, administrative and technical consulting costs relate mainly to support provided by consultants for ordinary
management; in particular for:

= legal, tax and notarial consulting for corporate services;
= technical consulting on real estate properties.

Personnel costs amount to Euro 1,478 thousand and its breakdown is given in the table below:

(in thousands Euro) December 31%, 2017 December 31%, 2016

Wages and salaries (642) (503)
Social security contribution (132) (103)
Severance pay (48) (14)
Other personnel costs (656) (335)
Personnel costs (1,478) (955)
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The item wages and salaries amounts to Euro 642 thousand and includes:
= wages of Euro 404 thousand;
= bonus to employees of Euro 169 thousand;
= vacation and annual supplementary payments of Euro 69 thousand.

The item other personnel costs amounts to Euro 656 thousand and includes:
= Dboard of directors and key managers’ fees of Euro 528 thousand;
= social security contributions of directors of Euro 88 thousand;
= training costs, health insurance policies, restaurant tickets and travel expenses of Euro 40 thousand.

Governance and other control functions costs amount to Euro 327 thousand and its breakdown is detailed in table
below.

(in thousands Euro) December 31%, 2017 December 31%, 2016
Internal audit and compliance (61) (42)
Advisory Committee fee (14) (19)
Risk Management fee (64) (29)
Supervisory board fee (28) (7)
Board of statutory auditors fee (124) (117)
Professional directors fee (36) (23)
Governance and other control functions (327) (237) |

Audit costs include the fees paid to the audit firms that have been appointed as auditors for COIMA RES and Funds.

Marketing and communication expenses relate mainly to costs for digital and media relations (Euro 158
thousand), for the organization of events (Euro 73 thousand) for website maintenance (Euro 30 thousand) and
other marketing costs (Euro 42 thousand).

The expenses related to independent property valuation are mainly attributable to CBRE Valuation, who is in
charge for preparing the evaluation reports.

IT services costs refer to technical assistance and IT management expenses.

Other operating expenses are mainly related to:
=  corporate insurances of Euro 146 thousand;
= roadshows of Euro 63 thousand,;
= costs related to the management of the Company's headquarter, including rents, of Euro 46 thousand;
= costs related to membership fees, company cars and Borsa Italiana’s services of Euro 51 thousand;
= other administrative costs of Euro 26 thousand.

7. Other operating expenses

Other operating expenses, amounting to Euro 89 thousand (Euro 314 thousand as of December 31%, 2016), mainly
include corporate taxes and fees of Euro 59 thousand, costs related to non-deductible VAT, of Euro 84 thousand,
non-recurring liabilities of Euro 37 thousand and other operating costs of Euro 57 thousand. This item also
includes the decrease of fair value of the financial instrument granted to some executive directors and key
managers for an amount of Euro 148 thousand.

For more details, refer to the description in paragraph 30 - Trade and other non-current liabilities.
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8. Net depreciation

Net depreciation amounts to Euro 91 thousand (Euro 182 thousand as of December 31%, 2016) and mainly refers
to the write-down of the properties classified in the item inventories, based on the evaluation report prepared by
the independent experts appointed by the Company and the Funds.

For more details on the write-down, please refer to note 22 - Inventories.

9. Net movement in fair value

The amount of the item is equal to Euro 15,400 thousand and refers to adjustments made to the value of real estate
investments, based on the evaluation reports prepared by independent experts.
For more details, please refer to note 14 - Real estate investments.

10. Net income attributable to non-controlling interests

This item, amounting to Euro 49 thousand, includes the adjustment of the value of the equity investments in Porta
Nuova Bonnet Fund and in Co - Investment 2SCS calculated using the equity method.

Equity as of Equity owned by Equity Adjustment to Adjustment to

(in thousands Euro) Decgmb‘er 31 % COIMA RES as | investment value | equity value as equity value as
2017 owned of December 31* before of December  of December 31*

2017 adjustment 31%2017 2016

Porta Nuova Bonnet Fund 41,764 35.7% 14,916 14,784 132 927
Co — Investment 2SCS 5,890 33.3% 1.963 2.046 (83) 188
Net income attributable to non-controlling interests 49 1,115

© Equity of the entities has been calculated in accordance with international accounting standards.

The equity investment in Porta Nuova Bonnet Fund is valued based on shareholders' equity as of December 31%,
2017, while the value of the equity investment in Co - Investment 2SCS has been calculated on the full corporate
chain of MHREC Sarl.

For more details on the equity investments, please refer to paragraph 16 - Investments accounted for using the
equity method.

11. Financial income and expenses

The breakdown of financial income and expenses is shown below, which amount to Euro 537 thousand and Euro
6,786 thousand respectively.

(in thousands Euro) December 31%, 2017 December 31%, 2016

Interest income on bank account 69 252
Interest income on VAT refund 466 214
Exchange gains 2 2
Financial income 537 468

Interest income on bank account, amounting to Euro 69 thousand, mainly refer to the gross interest accrued on the
Company's liquidity.
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Interest income on VAT refund, amounting to Euro 466 thousand, refers to the interest accrued on the amount of
VAT refund required to the Inland Revenue Agency, equal to Euro 38,000 thousand, and collected on October
20", 2017.

. COIMA December December
(in thousands Euro) COIMARES RES SIIN(% 31%, 2017 31%, 2016
Financial costs of borrowings (4,494) - (1,223) - (370) (6,087) (2,798)
Costs on bank accounts 5) (14) (13) 3) ?2) 37) ®)
Exchange losses (12) - (1) - - (13) 4)
Other financial costs (194) - (351) - (104) (649) 2)
Financial expenses | (4,705) (14) (1,588) A3 (476) (6,786) (2,809)

Financial costs of borrowings, amounting to Euro 6,087 thousand, are interests accrued on current loans. For
more details, please refer to note 26 - Bank borrowings and other lenders.

Costs on bank accounts refer to expenses and commissions accrued on current accounts.

Other financial costs, amounting to Euro 649 thousand, include:
= agency fees related to the Company and MHREC Fund loans, for Euro 55 thousand;
= the impact of the adjustment to fair value of derivative financial instruments, for Euro 540 thousand;
= the closing cost of the derivative financial instruments of the MHREC Fund, for 54 thousand.

12. Income tax

In accordance with the SIIQ regulations, the Company calculates income taxes arising from non-exempt activities,
using a tax rate of 24%.

At December 31%, 2017 current taxes mainly refer to the taxation of interest income on bank accounts accrued
during the year.

13. Earnings per share

Basic earnings per share are calculated by dividing the net profit for the year attributable to ordinary shareholders
of the Company by the weighted average number of ordinary shares outstanding during the period.

There is no difference between diluted earnings per share and basic earnings per share.

The profit and the information about the shares used for the calculation of the basic earnings per share are
illustrated below:

(in thousands Euro) December 31%, 2017 December 31%, 2016

Group profit for the period 28,889 12,123
Outstanding shares (weighted averange) 36,007 22,987
Earnings per share (in Euros) 0.80 0.53

There were no transactions involving ordinary shares between the reference date of the financial statements and
the date of preparing the financial statements.
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14. Real estate investments

The changes in property investments as at December 31, 2017 are listed below:

. December Acquisitions/ A . Other Revaluations/ December

(in thousands Euro) Investments 31%, 2016 (disposal) Reclassifications charges (write-downs) 31%, 2017

Vodafone 207,000 - - - 1,500 208,500
Coima Res SIIQ

Monte Rosa - 57,000 - 1,556 1,844 60,400
Coima Core Fund IV DB branches 126,400 (510) (38,000) - (1,140) 86,750

Gioiaotto 66,800 - - (191) 5,461 72,070
MHREC Fund

2331 Eurcenter 80,700 - - 166 2,924 83,790
Coima Res SIINQ I Deruta - 46,000 - 1,089 4,811 51,900
Real estate investments | | 480,900 102,490 (38,000) | 2,620 | 15,400 | 563,410 |

The item acquisitions/(disposals) refers to the operations carried out by the Company during the year, summarized
below:
= on January 16", 2017 acquisition of a property located in Milan, Via Deruta no. 19 for Euro 46,000
thousand, plus transfer taxes and other transaction costs of Euro 1,089 thousand;
= on October 24", 2017 acquisition of a property located in Milan, Via Monte Rosa no. 93 for Euro 57,000
thousand, plus transfer taxes and other transaction costs of Euro 1,556 thousand;
= sale of two bank branches located in Gravedona (CO) and Casargo (LC) recorded at the book value of
Euro 510 thousand and sold at a price higher than their book value, as better described in note 5 -
Revenues from disposal.

The item reclassifications refers to the reclassification of 21 bank branches portfolio from the real estate
investments category to the non-current assets held for sale category in accordance with international accounting
standard IFRS 5, due to preliminary sale agreements and contractual addenda signed on November 14™ 2017
respectively and December 12, 2017. This portfolio includes 2 branches located in Naples, in via Santa Brigida
and various smaller branches located in Campania (10 branches), Abruzzo (1 branch) and Puglia (8 branches).

The transaction marks the completion of our original non-core disposal program two years in advance than
expected and allows to remove all remaining exposure to the South of Italy from the portfolio.

Other charges mainly refer to transfer taxes, notarial and consulting costs related to the acquisition of the
properties.

The item revaluations/(write-downs) refer to the changes in the value of the properties to allign them with the
relative market value, in accordance with the international accounting standards, based on the evaluation reports

issued by the Independent Experts appointed by the Company or by the Funds.

The evaluation reports are drawn up in accordance with to “RICS Valuation — Professional Standards”, in with
applicable law and with recommendations given by ESMA European Securities and Markets Authority.
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The table below gives the parameters used by the independent experts to make their valuations:

A A Di nt i
Independent Evaluation Discounted L (&S oy Year
Investment - rate cap out rate
experts criteria rate o plan
retraining rate forecast

CBRE Discounted

Vodafone . 5.6% 6.6% 5.7% 1.4% 11
. Valuation cash flow
Coima Res SIIQ CBRE Di tod
Monte Rosa Valuation gcs‘l’luﬁoew 5.4% 6.9% 5.6% 14% | 135
DB branches Discounted o o 2 2
Coima Core (ronted n.88) REAG e m.6.2% m6.2% m43% 1.4% 12
Fund IV i
un Rlsc'zz“rf};? REAG Dgcs‘l’luﬁfv‘j m.5.4% m6.7% m.6.8% 14%  3-4
Cebttti () vebs | Discounted 6.5% 6.5%  45% 14% 15
Gioiaotto CBRE = Discounted o o 2 2
MHREC Fund (turism and leisure) Valuation cash flow 6.8% 8.2% S 1.4% e
2331 Eurcenter Valﬁiﬁﬁ Dgcs‘l’luﬁfv‘j 6.3% 6.3% 4.9% 14% = 155
Coima Res CBRE = Discounted o o o 2
SINQ Deruta e e 5.5% 7.7% 5.6% 1.4% 5

The valuation of the Vodafone real estate complex, shows an increase compared to the previous year's assessment
for Euro 1,500 thousand. This change is due to the compression of returns that is evident on the reference real
estate market and to the remodulation, based on the market research carried out by the independent expert, of the
unit values linked to the amounts adopted to calculate the market fees.

The property located in Via Monte Rosa, purchased on October 24th, 2017, underwent a revaluation of Euro 1,844
thousand compared to the acquisition value, in part related to the compression of yields that can be seen on the
real estate market and partly related to the purchase value at a value lower than that market.

As for the valuation of the Deutsche Bank portfolio, there were decreases of Euro 1,140 thousand, mainly due to
branches classified as "non-current assets held for sale". The book value at December 31%, 2017 refers to the sale
price agreed with the buyer and to which the transaction was concluded on January 11™ and 12, 2018. We also
report a decrease of Euro 80 thousand for properties classified in the balance sheet item "Inventories".

The assessments relating to Gioiaotto and 2331 Eurcenter have undergone an increase of Euro 8,385 thousand
compared to the valuations of the previous year. The change is mainly due to the compression of returns that can
be seen on the reference real estate market and to some aspects of valorization linked to the hotel portion of the
Gioiaotto building, contracted in December 2016.

Furthermore, Gioiaotto's assessment incorporates the strong demand for buildings in the Porta Nuova area in the
face of a current shortage of finished products.

Lastly, the property located in Via Deruta presents a revaluation of Euro 4,811 thousand with respect to the

acquisition value, in part related to the compression of yields that can be seen on the real estate market and partly
related to the purchase value at a value lower than that market.
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15. Other tangible assets and intangible assets

Other tangible assets, amounting to Euro 351 thousand, mainly include the plants, furniture and fixtures acquired
by the Company during the year for the new headquarter. The movements in other tangible assets at December
31%, 2017 are shown below:

(in thousands Euro) December 31%, 2016 Increase/(decrease) December 31%, 2017

Furniture and fixtures - 73 73
Installations - 284 284
Other tangible assets 4 1 5
Original costs 4 358 362
Furniture and fixtures - 2 2
Installations - @) (@)
Other tangible assets (1) (1) 2)
Depreciation fund 1) (10) (11)
Net book value 3 348 351

Other tangible fixed assets involve the purchase and the related depreciation of mobile phones of employees.

Intangible assets, amounting to Euro 24 thousand, refer to administrative and accounting software in
implementation.

16. Investments accounted for using the equity method

This item, amounting to Euro 16,187 thousand, include the equity investment in Porta Nuova Bonnet Fund and Co
— Investment 2 SCS, owned indirectly through MHREC Sarl.

Porta Nuova Bonnet Fund holds a complex of two buildings subject to full redevelopment in Milan, in Porta
Nuova district. The construction phase will start in the first half of 2018 and the whole project is expected to be
completed at the beginning of 2020.

Co-Investment 2SCS is part of the corporate chain headed by MHREC Sarl, established to manage with other
investors a real estate development in Porta Nuova district, in Milan. After the sale of 58.63% units of Porta

Nuova Varesine Fund from Le Varesine Sarl, the corporate chain does not own any real estate property and is not
currently engaged in other activities.

The changes in equity investments as of December 31%, 2017 are detailed below:

(in thousands Euro) December 31%, 2016 Recalls Net income December 31%, 2017

Porta Nuova Bonnet Fund 35.7% 14,141 643 132 14,916
Co — Investment 2 SCS 33.3% 2,046 - (83) 1,963
Investments accounted for using the equity method 16,187 643 49 16,879
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The item recalls refers to the amounts paid by the Company during the year in view of the costs to be incurred for
the development of the project. In particular, the calls of the Fund were made on June 12", 2017 for Euro 464
thousand and on November 24th, 2017 for Euro 179 thousand.

17. Available for sale financial assets

The increase in available for sale financial assets, amounting to Euro 1,492 thousand, relates to a temporary
investment of part of our excess cash into certain investment funds through an investment mandate entrusted to
the company Pictet.

The breakdown of the portfolio as of December 31%, 2017 is given below:

(in thousands Euro) December 31%, 2017 December 31%, 2016

Bond fund 606 -
Equity fund 138 -
Alternative fund 153 -
Other investments 595 -
Available for sale financial assets 1.492 -

The available for sale financial assets have been valued at fair value, in accordance with the international
accouting standard IAS 39. It should be note that, at the date of these consolidated financial statements, all funds
in the portfolio have a market price.

18. Non-current deferred tax assets

Non-current deferred tax assets, amounting to Euro 9 thousand as of December 31%, 2017 (Euro 6 thousand as of
December 31%, 2016), mainly refer to prepaid tax receivables related to MHREC Sarl.

19. Derivatives

Derivatives, amounting to Euro 723 thousand, refer to interest rate cap contracts to hedge the financial flows
linked to existing loans.
The change in derivatives as of December 31%, 2017 is described below:

(in thousands Euro) December 31, Increase Adjlfstment to Other December 31%,
2016 fair value movements 2017

Coima Res SIIQ 611 - (234) - 377

MHREC Fund 2 518 (273) %) 245

Coima Res SIINQ I - 192 91) - 101

Derivatives 613 710 (598) 2) 723

The column “increase” refers to the amounts paid by the Company for the subscription of new interest rate cap
derivative contracts, summarized below:

= on March 3", 2017 Coima Res SIINQ I signed a three-month Euribor hedging contract on the loan
stipulated with ING Bank N.V., with a strike of 50 bps;
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= on August 16", 2017, MHREC Fund closed the existing derivative contracts, amounting to Euro 2
thousand, and has signed three new hedging contracts on the three-month Euribor rate, with a strike of
100 bps.

In compliance with IAS 39 Financial Instruments: Recognition and Measurement, the fair value of derivatives has
been separated into two components: the intrinsic value, as well the effective value of the derivative in the case of
immediate exercise, and the time value (time value) or how much a buyer would be willing to pay beyond the
intrinsic value. The Company has recorded in the income statement the change in fair value related to the
temporal effect of derivatives, equal to Euro 540 thousand and to the valuation reserve their intrinsic value,
amounting to Euro 58 thousand, for a total amount of Euro 598 thousand.

The hedging strategy adopted by the Company and Funds is to be an upper limit on the cost of financing for the
part covered.

The Company recorded hedging transactions based on hedging accounting, verifying the effectiveness of the
same. In order to test the effectiveness of derivatives, the hedged item is identified at the time of hedging, with a
hypothetical derivative. This derivative must perfectly cover the risks caused by exposure in contractual and
underlying terms (notional, indexing, etc.). Finally, the hypothetical signing must take place under market
conditions at the start of the hedging relationship.

In order to verify the efficacy of the derivative, it was performed the prospective and retrospective test which are
effective to 100%.

The valuation of derivatives at fair value considered some potential adjustments to be made as a result of the
deterioration of the bank counterparties or of the Company itself, also taking into consideration any guarantees
given by the Company to the Banks.

20. Long term financial assets

Non-current financial receivables, amounting to Euro 1,620 thousand (Euro 1,621 thousand as of December 31%,
2016), are related to loans granted by MHREC Sarl to the associated company Co — Investment 2 SCS.

21. Trade and other non-current receivables

On October 20th, 2017, the Company collected Euro 38,000 thousand of VAT refund request on 2016 to the
Inland Revenue Agency, resulting from the acquisition of Vodafone property.

The cash received by the Company, equal to Euro 38,000 thousand plus interest accrued at 2%, was used to fully
repay the VAT loan.

For more details about the reimbursement, please refer to paragraph 26 — Bank borrowings and other lenders.

22. Inventories

Inventories, amounting to Euro 12,140 thousand, include the five properties in the Deutsche Bank portfolio that
have not been leased and which will be disposed of by COIMA CORE FUND IV. The decrease of Euro 80
thousand compared to the previous year is related to the adjustment of the value recorded in the financial
statements based on the evaluation report prepared by the Independent Expert as of December 31%, 2017.

For more details on the parameters used by the independent expert in the evaluation, refer to paragraph 14 — Real
estate investments.
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23. Trade receivables and other current receivables

The breakdown of trade and other current receivables as of December 31, 2017 is given below.

(in thousands Euro) December 31%, 2017 December 31%, 2016

Receivables from tenants 1,901 851
Receivables from buyers 863 -
Trade receivables 2,764 851
Tax receivables 2,948 6,261
Advance payment 3 52
Other advance - 1,000
Other current activities 243 194
Prepayments and accrued income 2,236 381
Other current receivables 5,430 7,888
Trade and other current receivables 8,194 8,739

The item receivables from tenants has an increase of Euro 1,050 thousand compared to the previous year, mainly
due to the normalization of revenues carried out in accordance with the provisions of the international accounting
standard IAS 17 (paragraph 50) and mainly referable to the MHREC Fund.

The item receivables from buyers refers to the pre-payment invoices issued by Coima Core Fund IV in relation to
the sale of the Deutsche Bank branches.

The Company reasonably expects trade receivables will be collected within twelve months, as to date there are no
expected losses for uncollectible accounts or other causes of non-realization of receivables from tenants.

Tax receivables consist mainly of receivables arising from the Company's VAT clearance. The decrease of Euro
3,313 thousand compared to the previous year is mainly due to the VAT receivable used to offset other taxes and
the collection of interest accrued on the VAT requested for reimbursement.

The item advances shows a zero balance as at December 31%, 2017, as the amount of Euro 1,000 thousand in the
previous year was referred to the down payment for the purchase of Deruta.

The item other current activities includes receivables due from directors and other advances to suppliers.

Prepayments and accrued income mainly include prepaid expenses relating to tenant contributions for
improvements and enhancement of some buildings in progress that will be amortized over the contractual duration
(land lord contribution).
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24. Cash and cash equivalents

The Group's cash and cash equivalents are held at the following institutions:

(in thousands Euro) December 31%, 2017 December 31%, 2016

Banca Passadore 12,602 3,388
Intesa San Paolo 4,949 5,244
Banco Popolare - 33,554
Banco Popolare - Time Deposit - 55,000
Pictet 1,014 -
ING Bank N.V. 2,733 -
BNP Paribas 4,059 1,616
State Street Bank 1,396 4,690
Group Société Générale 289 6,305
Receipts from Coima Core Fund IV - 3,305
Cash and cash equivalents 27,042 113,102

Banca Passadore mainly includes the available cash of the parent Company. It should be noted that the increase
compared to the previous year is due to the collection of rents.

Intesa Sanpaolo includes three pledged current accounts and an unpledged account called distribution account
which were opened following the signing of the loan agreement. The unpledged account includes the amounts that
the Company may freely use after the quarterly review of the loan agreement covenants.

In November, the Company closed the current account held with Banco Popolare following the investment of
available liquidity, used to complete the following transactions:

= acquisition of the building located in Milan, via Deruta 19;

= acquisition of the building located in Milan, via Monte Rosa 93.

The amount exposed to Pictet refers to a part of the liquidity of the parent company waiting to be invested.

ING Bank N.V. includes the available liquidity of COIMA RES SIINQ I, deriving from the collection of lease
installments.

BNP Paribas includes the available liquidity of COIMA CORE FUND IV lodged in depository service.

The amount shown against State Street refers to the available liquidity on bank accounts held by MHREC Fund.
The decrease compared to the 2016 balance is due to the income distributed the year.

It is noted that, among the various accounts with a positive balance, the balance of one account is pledged for the
lending banks.

Group Société Générale includes the liquidity available in the company MHREC Sarl, significantly reduced

compared to the previous year following the distribution of proceeds to the MHREC Fund, which took place
during the first quarter.
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25. Shareholders' equity

Shareholders' equity at December 31%, 2017 amounts to Euro 383,411 thousand (Euro 361,878 thousand as of
December 31%, 2016) and its break down is illustrated in the Financial Statements.

The capital stock includes Euro 36,007,000 ordinary shares with no nominal value.
The valuation reserve, amounting to Euro 29 thousand, relates to the change in the fair value of the derivative
contracts subscribed and to the change in fair value of the financial assets available for sale, in accordance with

international accounting standard IAS 39.

The table below shows the reconciliation between individual and consolidated value of equity shareholders and
profit at December 31, 2017:

(in thousands Euro) Profit for the year Shareholders’ equity

Coima Res SIIQ as of December 31%, 2017 | 16,262 | 367,486 |
Investments 1,194 (240,415)
Entities owned by COIMA RES 24,557 265,265
Dividends (11,374) -
Badwill from Coima Core Fund IV and MHREC’s acquisitions - 1,977
Adjustment in the value of investments accounted for using the equity

49 1,013
method
Consolidated amount as of December 31, 2017 30,689 395,326
Minorities 1,800 11,915
Consolidated Group amount as of December 31%, 2017 28,889 383,411

The item investments includes respectively the depreciation of Euro 1,194 thousand related to Coima Core Fund
IV and the amount of Euro 240,415 thousand related to the total investments. Such amount is composed by:

= Euro 138,831 thousand related to COIMA CORE FUND 1V;

= Euro 69,868 thousand related to MHREC Fund;

= Euro 27,750 thousand related to COIMA RES SIINQ [;

= Euro 3,966 thousand related to MHREC Sarl, indirectly owned.

In the column “profit for the year”, the item entities owned by COIMA RES includes principally the profit of the
year of Coima Core Fund IV, (Euro 3,687 thousand), MHREC Fund (Euro 13,642 thousand), COIMA RES
SIINQ I (Euro 7,285 thousand) and the loss of the year of MHREC Sarl (Euro 57 thousand), while the column
“sharcholders’ equity” includes the elimination of capital stock, reserves and gains carrying forward related to
subsidiaries, without considering the dividends.

The item dividends is related to the elimination of proceeds received from Coima Core Fund IV and MHREC
Fund.
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26. Bank borrowings and other lenders

Bank borrowings and other non-current lenders, amounting to Euro 240,420 thousand, include the financial loans
contracted by the Company and by the controlled entities.

The changes in loans at December 3 1%, 2017, are shown below.

(in thousands Euro) Decelznobleé‘ 31, Borrowings AdT(;)sl;tsised Reimbursements  Reclassifications Decelzn(;)le; 3,
COIMA RES SIIQ 211,973 - 844 (42,063) (22,720) 148,034
MHREC Fund 78,000 - (339) (5,000) - 72,661
COIMA RES SIINQ I - 20,000 (275) - - 19,725
Bank borrowings 289,973 20,000 230 (47,063) (22,720) 240,420

During the year COIMA RES SIIQ repaid part of the pool loan stipulated on June 29th, 2016 with Banca IMI
(Agent Bank), Unicredit, BNP Paribas and ING Bank, originally divided into a Senior line of Euro 172,275
thousand and a VAT line of origin Euro 44,000 thousand. In particular, the latter was fully repaid following the
receipt of the VAT amount received by the Inland Revenue Agency on October 20" 2017.

The details of the repayments made from the date the loan was signed are summarized below:

(in thousands Euro) Date Amount paid

Original amount June 29“‘, 2016 44,000
Reimbursement IIT quarter 2016 September 30®, 2016 (1,107)
Reimbursement IV quarter 2016 December 30™ 2016 (830)
Outstanding debts as of December 31%, 2016 42,063
Reimbursement I quarter 2017 March 31%, 2017 (828)
Reimbursement II quarter 2017 June 30", 2017 (827)
Reimbursement IIT quarter 2017 September 29", 2017 (828)
Total reimbursement October 27", 2017 (39,580)

Outstanding debts as of December 31%, 2017 -

The loan described above was used as fund to purchase of the Vodafone Village property complex and indirectly
to refinance the acquisition of the Deutsche Bank portfolio.

The column reclassification refers to the portion of financing allocated to the bank branches subject to disposal,
reclassified to the "bank borrowings and other current lenders" item because the proceeds deriving from the sale
transaction described in the paragraph 14 — Real estate investments, will be used to repay a portion of the
outstanding loan.

On March 31%, 2017, MHREC Fund signed a refinancing agreement reducing the outstanding loan from Euro
78,000 thousand to Euro 73,000 thousand, with a repayment of Euro 5,000 thousand made on March 31%, 2017.
The new loan, stipulated with Credite Agricole, ING Bank N.V. and UBI Banca, extends the original maturity by
3.7 years with a margin reduction of 25 bps.
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On January 16th, 2017, COIMA RES SIINQ I signed a loan agreement with ING Bank for an original amount of

Euro 20.000 thousand to acquire the building located in Milan, Via Deruta 19.

For more information about the loans, the table below summarises the financial details:

(in thousands Euro) December 31%, 2017 Maturity
COIMA RES SIIQ — Senior Line 170,754% June 29", 2021
MHREC Fund 72,661 March 31%, 2022
COIMA RES SIINQ I 19,725 January 16™, 2022

Rate

Eur 3M + 180 bps

Eur 3M + 150 bps

Eur 3M +160bps

% hedge

60%

80%

81%

To hedge outstanding loans, the entities stipulated derivative hedging contracts in the form of an Inferest Rate
Cap. These transactions are used to hedge the financial flows of existing loans, falling within the scope of the so-

called hedge accounting.

For more details on derivative financial instruments, please refer to paragraph 19 — Derivatives.

It should be noted that the verification of the financial covenants is on quarterly basis as contractually agreed. The

following are the indicators for each entity as of December 31, 2017:

(in thousands Euro) Covenant
Portfolio LTV

Coima Res SIIQ — Senior Line Consolidated LTV
Portfolio ICR
Consolidated ICR/DSCR

MHREC Fund %CT};]
LTV

Coima Res STINQ I ICR-BL
ICR-FL

The above indicator respect the covenant agreement.

About the guarantees granted by the entities to the financing banks, please refer to paragraph

guarantees and commitments.

Limits

<60%
<60%
>1.80x
>1.40x
<60%
>1.75x
<55%
>3.0x
>3.0x

Test result as of
December 31%, 2017

49.4%
42.8%
5.4x
4.0x
46.9%
5.9x
38%
5.9x
9.3x

35 - Risks,

* COIMA RES’s financial debt includes Euro 148,034 thousand classified in the items above and Euro 22,720 thousand, classified in the item called

bank borrowings and other current lenders
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27. Deferred tax liabilities

The item, equal to Euro 7 thousand as at December 31%, 2017, refers to taxes calculated on the on the change in
fair value of financial assets available for sale.

28. Payables for post-employment benefits

The balance of payables for post-employment benefits as at December 31%, 2017, concerns amounts payable to
some employees of the Company.

(in thousands Euro) December 31%, 2016 Provisions Others December 31%, 2017
Payables for post-employment benefits 5 48 (33) 20
Changes in the fund result from the provision and the subsequent transfer to outside social security funds related

to two directors of the Company.

29. Provisions for risks and charges
The provision for risks and charges of Euro 123 thousand (Euro 125 thousand at December 31%, 2016) includes

the discounted value of the Long-Term Incentive granted to one employee. The incentive stipulates that the
employee should be paid if he still employed in the company on December 31%, 2018.

30. Trade and other non-current payables

Trade payables and other non-current payables break down as follows:

(in thousands Euro) December 31%, 2017 December 31%, 2016
Financial instruments 243 391
Guarantee deposits and advance payments 311 186

Trade and other non-current payables | 554 | 577 |

The financial instrument recorded at fair value was issued by the Company and acquired by the management for a
nominal value of Euro 1 thousand. The instrument was revalued at Euro 243 thousand (Euro 391 thousand at December
31%,2016) based on an evaluation report specifically prepared by an external consultant at December 31%, 2017.

The instrument issued by the company gives the right to owners to receive an annual return of 60% of minimum
between:
= the sum of 10% of the Shareholder Return Outperformance if the Shareholder Return for such year
exceeds 8%, and 20% of the Shareholder Return Outperformance, if the Shareholder Return for such
year exceeds 10%;
= 20% of the excess of year-end EPRA NAV per ordinary share (adding back total dividends or other
distributions paid per ordinary share in that Accounting Period and in any preceding accounting period
since the end of the Reference Period and adjusted to exclude the effects of any issuance of ordinary
shares during that period) over the Relevant High Water Mark.
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The expert expressed its evaluation regarding the fair market value of the instrument issued by the Company in

favour of certain managers on the basis of the regulations governing the instrument, of the fact that the Company

is listed, and of the cash flows forecast in three different scenarios (worst, mid and best).

The valuation was conducted applying the financial criteria. This estimates the value of an asset as the sum of

expected financial flows, discounted at a rate expressing the systematic risk of the investment. The valuation

model was set as follows:

the reference date is December 31%, 2017;

the estimate was conducted primarily by taking the expected annual cash flows related to Promote Fee, in
2018-2020. In particular the average-weighted cash flows were considered in three distinct scenarios (c.d.
worst, mid and best) respectively equal to 5%, al 5% e al 90%. These probabilities were developed based
on knowledge of the business and the assumptions used, verifying the reasonableness of the balancing of
scenarios;

as for the estimation of annual cash flows attributable to the holders of the instrument, the average-
weighted annual cash flows related to Promote Fee were considered equal to 60%, This was in keeping
with the Financial Instruments Rules;

as of December 31%, 2017 the average-weighted cash flows attributable to the holders of the instrument
were discounted at a meaningful rate on average expected return on investments with a risk profile in line
with the risk of instrument. This discount rate, amounted to 4.2%, was quantified using the CAPM
("Capital Asset Pricing Model") and is equal to the cost of capital of the Company, reflecting the
systematic risk (non-diversifiable) associated to business activities from which cash flows depend,
ultimately, those of the instrument.

The discount rate was estimated assuming the following parameters:

risk-free rate of 0.53%. This figure is equal to the historical average of the returns (without considering
taxes) as of December 31%, 2017, of the Italian public debt securities with a residual maturity of 5 years;
Beta coefficient of 0.59. In particular, the Beta coefficient of the Company was determined: (i) assuming
the average unlevered Beta (0.44) of a panel company carrying out activities comparable to those of
COIMA RES; (ii) re-levering such Beta (using i,e, “Hamada” formula) in order to take into consideration
the target financial structure of COIMA RES (i,e, ratio net funding position / equity amounted to 5%);
(iii) ERP of 6.27%, This figure corresponds to most recent measure of forward looking ERP compared to
the estimate date, deducted from empirical observations of the market (source: NYU Stern School of
Business).

The item guarantee deposits and advance payments refers to deposits and down payment by tenants.
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31. Trade payables and other current payables

The breakdown of trade payables and other current payables is given in the table below.

(in thousands Euro) December 31%, 2017 December 31%, 2016

Account payables 3,080 4,139
Deposits paid by buyers 4,363

Invoices to be received 1,200 1,711
Trade payables 8,643 5,850
Personnel payables 207 194
Security provider payables 54 78
Board of Directors payables - 21
Tax payables 92 82
Other payables 75 -
Accruals and deferred income 1,582 1,488
Other liabilities 2,010 1,863
Trade payables and other current liabilities 10,653 7,713

Payables to suppliers are mainly made up of:
= payables to COIMA SGR of Euro 1,990 thousand relating to asset management services provided to the
Company;
= payables relating to the maintenance and management of buildings for Euro 555 thousand;
= payables for property management services for Euro 57 thousand.

The item deposits paid by buyers refers to the advances paid in favor of Coima Core Fund IV for the sale of the
branches described in paragraph 14 — Real estate investments.

Invoices to be received consist mainly of pro-forma received from consultants for legal, tax and administrative
services, marketing and communication services, fees due to the audit firm.

Deferred income mainly relates to the deferral of the fees for the Vodafone Village property complex for Euro
1,425 thousand.

The remainder of the balance sheet item is mainly represented by payables for personnel for bonuses, payables to
the Treasury and credit notes to be issued.

32. Current tax liabilities
This item, equal to Euro 61 thousand as at December 31%, 2017 (Euro 6 thousand as at December 31%, 2016),

mainly refers to payables for taxes of MHREC Sarl. As for COIMA RES, the current tax payables of Euro 11
thousand are related to the non-exempt income.

33.Information on transfers of financial asset portfolios

The Company has not made any transfers between financial asset portfolios in the year.
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34. Information on fair value

IFRS 13 provides that:

non-financial assets must be measured using the Highest and best use method i.e. taking into account
the best use of the assets from the perspective of market participants;

liabilities (financial and non-financial) and equity instruments (i.e. shares issued as consideration in a
business combination) must be transferred to a market participant as at the measurement date. In the
process of measuring the fair value of a liability it is necessary to identify the risk of default of the
counterparty, which also includes credit risk.

The general rules for preparing fair value measurement techniques should be adjusted based on the circumstances,
configured in order to maximize observable inputs and established pursuant to the measurement method used

(multiples method, income method and cost method):

1)
2)

3)

Adjusted based on the circumstances: measurement techniques must be applied consistently over time
unless there are more representative alternative techniques for the measurement of fair value,

Maximise the observable inputs: inputs are divided into observable and unobservable, providing various
examples of markets from which fair values can be calculated,

Measurement techniques of fair value are classified in three hierarchical levels according to the type of
input used:

= Level 1: inputs are quoted prices in active markets for identical assets or liabilities. In this case
the prices are used without any adjustments.

= Level 2: inputs are quoted prices or other information (interest rates, observable yield curves,
credit spreads) for similar assets and liabilities in active and inactive markets. For this case price
adjustments can be made based on specific factors of the assets and liabilities.

= Level 3: in this case inputs are not observable. The standard provides that it is possible to use the
latter technique only in this case. Inputs for this level include, for example, long-term currency
swaps, interest rate swaps, decommissioning liabilities undertaken in a business combination, etc.

The arrangement of these levels follows a priority hierarchy: attributing the maximum importance to level 1 and

minimum for level 3.

IFRS 13 provides that three different measurement methods can be used for the measurement of fair value:

the market approach method is based on prices and other important information for market
transactions involving identical or comparable assets and liabilities. The models used are the
multiples method and the matrix price method;

the income approach is achieved from the discounted sum of future amounts that will be generated by
the asset. This method allows to obtain a fair value that reflects the current market expectation of
such future amounts;

the cost method reflects the amount that would be required as at the measurement date to substitute
the capability of the service of the asset subject to measurement, Fair value will be equal to the cost
that a market participant would incur to acquire or build an asset of rectified comparable use (taking
into consideration the level of obsolescence of the asset in question), This method can be used only
when the other methods cannot be used.

Measurement techniques are applied consistently over time unless there are alternative techniques that allow a

more representative measurement of fair value, In the selection of measurement techniques, the assumptions used

for the determination of the assets or liabilities are particularly important.
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The comparison between the book value and the fair value of the Company's assets and liabilities as at December
31%, 2017 is given below.

December 31%, 2017 December 31%, 2016
(in thousands Euro)
Net book value Fair Value Net book value Fair Value

Real estate investments 563,410 563,410 480,900 480,900
Other tangible assets 351 351 3 3
Intangible assets 24 24 - -
Investments accounted for using the equity method 16,879 16,879 16,187 16,187
Available for sale financial assets 1,492 1,492 - -
Non-current deferred tax assets 9 9 6 6
Derivatives 723 723 613 613
Long term financial assets 1,620 1,620 39,621 39,621
Inventories 12,140 12,140 12,220 12,220
Trade and other current receivables 8,194 8,194 8,739 8,739
Cash and cash equivalents 27,042 27,042 113,102 113,102
Non-current assets held for sale 38,000 38,000 - -
Assets 669,884 669,884 671,391 671,391
Bank borrowings and other non-current lenders 240,420 243,842 289,973 292,263
Other liabilities 11,175 11,175 8,035 8,035
Financial instruments 243 243 391 391
Bank borrowings and other non-current lenders 22,720 22,916 - -
Liabilities 274,558 278,176 298,399 300,689

The Company does not own capital instruments valued at cost.
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The summary table below shows the hierarchy in the measurement of the fair value as at December 31%, 2017.

December 31%, 2017

(in thousands Euro) Quo‘ted prices in Observable inputs Uno'bservable
Total amount active markets (Level 2) inputs
(Level 1) (Level 3)

Real estate investments 563,410 - - 563,410
Other tangible assets 351 - - 351
Intangible assets 24 - - 24
il:;'fhs;r;lents accounted for using the equity 16,879 ) ) 16,879
Available for sale financial assets 1,492 1,492 - -
Non-current deferred tax assets 9 - - 9
Derivatives 723 - 723 -
Long term financial assets 1,620 - - 1,620
Inventories 12,140 - - 12,140
Trade and other current receivables 8,194 - - 8,194
Cash and cash equivalents 27,042 - - 27,042
Non-current assets held for sale 38,000 38,000 - -
Assets 669,884 39,492 723 629,669
Bank borrowings and other non-current lenders 243,842 - 243,842 -
Other liabilities 11,175 - - 11,175
Financial instruments 243 - 243 -
Bank borrowings and other non-current lenders 22,916 - 22,916 -
Liabilities 278,176 267,001 11,175

The summary table below shows the hierarchy in the measurement of the fair value as at December 31%, 2016.

December 31%, 2016

(in thousands Euro) Quoted prices in Observable inputs Unobservable
Total amount active markets (Level 2) p inputs
(Level 1) (Level 3)

Real estate investments 480,900 - - 480,900
Other tangible assets 3 - - 3
Investiments accounted for using the equity 16,187 ) B 16,187
method

Non-current deferred tax assets 6 - - 6
Derivatives 613 - 613 -
Long term financial assets 39,621 - - 39,621
Inventories 12,220 - - 12,220
Trade and other current receivables 8,739 - - 8,739
Cash and cash equivalents 113,102 - - 113,102
Assets 671,391 613 670,778
Bank borrowings 292,263 - 292,263 -
Other liabilities 8,035 - - 8,035
Financial instruments 391 - 391 -
Liabilities 300,689 292,654 8,035
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The table below summarizes the main risks and the mitigating measures of the Company:

S e COIMA RES migaton

Market risk - the risk of losses related to the fluctuation in
the prices of properties in the portfolio resulting from
adverse changes of macroeconomic variables, the property
market and/or the specific characteristics of the properties
owned by the Company.

This risk also includes the effects resulting from properties
in the portfolio that are vacant (vacancy risk) and potential
losses associated with investment in "value-added” projects,
in particular relating to restructuring or refurbishment works
of certain real estate projects.

Credit and counterparty risk - the risk of losses resulting
from the non-compliance of counterparties due to the
deterioration of their creditworthiness, with them defaulting
in extreme cases with reference to:

- tenants;

- counterparties in real estate development operations
(manufacturer, operator);

- counterparties in real estate transactions.

Concentration risk - the risk resulting from properties
leased to individual counterparties or groups of legally
connected counterparties, counterparties from the same
economic sector or which carry out the same activity, or are
located in the same geographical area.

Interest rate risk - the risk related to adverse changes in
the rate curve that change the current value of assets,
liabilities and their net value (ALM), and cash flows (assets
and liabilities) based on changes in interest expense (assets
and liabilities).

Liquidity risk - the risk of not being able to meet one's
payment obligations due to:

- the inability to obtain funds in the market (funding
liquidity risk);

- the inability to monetise one's assets (market liquidity
risk).

Other financial risks - other financial risks not associated
with real estate assets such as, for example, counterparty
risks and/or other market risks on any financial instruments
in the portfolio.

The Company's investment strategy is focused on high-quality assets (real
estate or fund units) in large urban areas, specifically in Milan, which have
demonstrated high income capacities and good resilience during negative
market cycles, partly due to a less volatile level of demand compared with
smaller assets located in secondary cities.

Regarding vacancy risk, the Company deals with long-term rental
agreements with adequate protection clauses.  Tenant-specific asset
management initiatives are designed in order to understand the situation and
needs of each tenant, and to identify and address potential problems
proactively.

Furthermore, the high quality of the Company’s real estate assets mitigates
the vacancy risk.

During the on-boarding phase, the Company analyses and continuously
monitors the risks of non-compliance of tenants and other significant
counterparties (e.g. solvency and creditworthiness analyses, analysis of the
financial situation, references, prejudicial and negative information, etc.),
also resorting to external databases.

In this regard, the Company’s investment strategy favours reputable and
well-capitalized counterparties and those belonging to large international
groups.

The Company analyses and monitors this risk regularly and has also defined
the limits in its Articles of Association with regard to concentration of
individual properties/tenants.

The Company’s strategy involves increasing the number of tenants and the
number of industrial sectors in which our tenants are active, in order to
mitigate the risks associated with excessive concentration.

The Company purchases hedging instruments or otherwise contractually
fixes an adequate amount of its floating rate exposure in order to reduce the
impact of adverse changes in interest rates.

The Company continuously monitors the level of its liquidity based on
detailed cash-flow analyses and projections as well as through cash flow
and ALM risk management activities, utilizing among other tools scenario
analyses and stress tests.

From the perspective of optimising the financial and capital structure, the
Company limits financial leverage to 45% of the total value of assets.

The strategy currently adopted by the Company involves a limited
investment in assets other than real estate assets except for treasury bills
and instruments needed to hedge interest rate risk; this also takes into
account statutory restrictions related to the SIIQ status to which we are
subject.

Exposure to any financial risks, not connected with real estate assets, is
subject to periodic monitoring and is also mitigated through our use of
reputable and well-capitalized banking counterparties.
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Operating risk - the risk of suffering losses resulting from
the inadequacy or malfunction of procedures, human

Operating risks are addressed by adopting adequate internal procedures and
the structuring of the internal control system on three levels:

- Level One: Scheduled checks carried out by the business units and
staff functions;

7 fesources and }ntemal systemsA o e.xternal events.. This risk - Level Two: Checks carried out by the Legal, Compliance and Risk
includes the risk of outsourcing, i.e. the operating losses .
arising from the performance of the outsourced activities. Management functions;
- Level Three: Checks carried out by the internal audit function based
on the Audit Plan.
The Company continuously monitors the risk of non-compliance with
Legal and compliance risk - the risk of changes in .current legislation and compliance requirements. 01.1r compliance checks
8 . L include asset and profit tests to ensure that legal requirements, necessary to
performance due to changes in the legislative framework. . . s .
maintain the SIIQ status are met now and in the future, as indicated in the
Articles of Association.
Reputational risk, like operating risk, is mitigated by adopting an adequate
Reputational risk - the current or future risk of a fall in = organizational and control structure, consistent with international best-
9 profits or capital, resulting from a negative perception of the = practices. We also mitigate reputational risk by putting in place stringent
Company’s  image by  customers, counterparties, and specific procedures such as supervising external communication,
shareholders, investors or the Regulatory Authorities. overseeing interaction with stakeholders (e.g. governmental authorities) and
monitoring contact with investors (e.g. complaint management).
Strategic risk - Pure risk and business risk; this consists of
the current or prospective risk of a fall in profits or capital, = In addition to a comprehensive strategic planning and evaluation process
resulting from changes in the operating environment or from = for analysis of investments, strategic risk is mitigated by the high level of
10 = incorrect corporate decisions, inadequate implementation of = experience and professionalism of Company management, with regard to

decisions, poor reaction to changes in the competitive

environment, customer behaviour or

developments.

technological

the real estate market, operational/financial management, and internal
controls.

The Company adopts an advanced Risk Management Model that combines quantitative analysis of interest rates,
credit, and markets and qualitative analysis for other risks (operational, reputational and strategic risks), and
considers the use of scenario analysis and stress testing in order to assess the degree of exposure to the main risks
under adverse conditions, and to determine the IRR @ Risk.

Risk Matrix
o0 e

Credit and

Counterparty
Risk

Cakulation of cash inflows adjusked for credit risk
associated with the tenant, measured by his Probability
of Default (PD).

Assassment of the effeds of the possible interest rates
fluctuations on the investment refurn.

Interest
Rate Risk

QUANTITATIVE
ASSESSMENT

Assessment of the effects of changes on
economic variables (i.e. falian GDP frend, inferest rates,
efc.), or idiosyncratic fockors [i.e. operative expenses, rents
variation, vacancy rate) on the asset value.

v

IRRGRISK

Discounted Cash Flow

Scenario Analysis and Stress

Liquidity Risk one

Assessment of other relevant risks (i.e. sirategic, reputational, operafional,
elc.) rekted to the exiernal environment {macroeconomic information, — @ © @
regulatory framework), the investment process and the Company siructure.

Other

Relevant Risks

QUALITATIVE
ASSESSMENT
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The last survey on the Company's portfolio, based on the model described above, outlined the risk profile shown
in the chart below:

INVESTMENTS RISK-RETURN MAP

16%

14% ! ! —

12% Deruta Bonnet

Vodafone

10% ! ! |
& 8% w . , , ‘
6% 1 Y

4% Monte Rosa @ | COIMA RES |

2% t Deutsche Bank

0% - : - -
0,0% 1,0% 2,0% 3,0% 4,0% 5,0% 6,0% 7,0% 8,0%
Risk Exposure

Guarantees and commitments

Regarding bank loans taken on by COIMA RES, the Company has agreed with the lending banks on the following
security package:
= first mortgage of Euro 432,550 thousand;
= pledge on the COIMA CORE FUND IV units;
= pledge on operating bank accounts linked to the loan agreement, with the exception of the account to
which any amounts distributed as dividends will be paid;
= disposal of receivables related to Vodafone Village rents, insurance claims and any other receivables
arising from disputes against consultants engaged for the due diligence on Vodafone Village.

As for the lease agreement signed on July 21%, 2017 with COIMA RES and Porta Nuova Garibaldi, managed by
COIMA SGR S.p.A., the Company has granted a guarantee to the landlord amounting to ca. Euro 25 thousand.

Regarding the VAT reimbursement, COIMA RES has granted a guarantee to the Italian Inland Revenue Agency
amounting to Euro 41,187 thousand.

The Company has a commitment of Euro 25,000 thousand to the Porta Nuova Bonnet Fund. Note that as of
December 31%, 2017 the Porta Nuova Bonnet Fund drew Euro 13,857 thousand and therefore has a residual claim
of Euro 11,143 thousand on the Company.

Regarding the loan of our 100% owned subsidiary COIMA RES SIINQ I, the Company has agreed with the
lending banks on the following security package:
= first mortgage of Euro 40,000 thousand;
= pledge on the subsidiary shares;
= pledge on operating bank accounts linked to the loan agreement, with the exception of the ordinary account;
= disposal of receivables related to Deruta rents, insurance claims and any other receivables arising from
disputes against consultants engaged for the due diligence on the building.
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MHREC Fund has granted the following guarantees to banks in relation to the loan it has taken on:
= pledge on bank accounts held at State Street Bank;
= disposal of receivables, in favour of the bank, related to rents, insurance contracts and warranties issued
to the fund, to guarantee the proper fulfilment of obligations of tenants.

Mortgage debt encumbering real estate is as follows:

June 24", 2016 146,000,000 I UBI Bank

Furthermore, MHREC Fund will contribute Euro 1,400 thousand for the modernisation and redevelopment works
on Gioiaotto carried out by NH Hotel.
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36. Related party transactions

Related party transactions are listed below:

(in thousands Euro) Receivables Liabilities Income Costs

Coima SGR S.p.A. - 1,990 - 4,198
Coima S.r.1. = 40 - 143
Coima Image S.r.l. - 2 = -
Porta Nuova Garibaldi Fund - 120 - 44
Co - Investment 2 SCS 1,620 - - =
Managers - 30 - 243
Directors 46 243 = 444
Board of Statutory Auditors - 124 - 124
Others - o - 69

Also note that the Company has signed the following service agreements with related parties in line with market
standards:
= Asset Management Agreement with COIMA SGR S.p.A.;
= Agreement with COIMA S.r.l. for the supply, by the latter, of development and project management
services, as well as property and facility management services;
= Lease agreement related to the new headquarter of the Company signed on July 21%, 2017, with Porta
Nuova Garibaldi Fund, managed by COIMA SGR S.p.A..

Publication of the audit fees pursuant to art. 149-duodecies of Consob Regulation
on May 14", 1999, n.11971

This table contains details of the fees paid to the independent auditors appointed to conduct the audit pursuant to
Legislative Decree no. 39 of January 27™ 2010, and to other entities in the network to which the independent
auditor belongs:

(in thousands Euro) Audit firm

Auditing EY S.p.A. 190
g

Auditing EY S.p.A. 13

Total 203

™ The fees refer to the Legal Audit of consolidated, interim condensed consolidated and separate financial statements of COIMA RES SIIQ and to the
limited review on the interim financial statements as of September 30", 2017, due for the purpose of obtaining the audit report for the interim
dividend of COIMA RES SIIQ pursuant to article 2433 bis of Italian Civil Code. Please note that such amount includes the fees, amounting to Euro
170 thousand, the expenses and the CONSOB contribution, amounting to Euro 20 thousand.

" The fees refer to the Legal Audit of COIMA RES SIINQ I financial statements. Please note that such amount includes the fees, amounting to Euro
12 thousand and the expenses, amounting to Euro 1 thousand.
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CONSOB RECOMMENDATIONS N. DEM/9017965. FEB. 26TH. 2009

1. Representation of the property portfolio

Net book value as Fair value as of

Accou'n tu}g December 31,
criteria

Last evaluation report
date

Category of December 31%,
2017 2017

Real estate investments

- Vodafone Village 208,500  IAS 40 Fair Value 208,500 December 31%, 2017
- Monte Rosa 60,400 TAS 40 Fair Value 60,400 December 31%, 2017
- Deutsche Bank branches 86,750 = IAS 40 Fair Value 86,750 December 31%, 2017
- Gioiaotto 72,070 = TAS 40 Fair Value 72,070 December 31%, 2017
- 2331 Eurcenter 83,790 = 1AS 40 Fair Value 83,790 December 31%, 2017
- Deruta 51,900 TAS 40 Fair Value 51,900 December 31%, 2017
| Total | 563,410 | | 563,410 | |
Inventories
- Deutsche Bank branches 12,140 TAS2 12,140 December 31%, 2017
| Total | 12,140 | | 12,140 | |

Non-current assets held for sale

- Deutsche Bank branches 38,000 TIFRS5 38,000 December 31%, 2017

| Total | 38,000 | | 38,000 | |

2. Overall debt financial situation of the group

Significant

Real estate properties Net book value Type of loan Maturity date agreemnts
terms

Financial
June 29™ 2021 covenants -
Note 26

Bullet loan —

Vodafone Village 208,500 102,091 Seni .
enior Line

Financial
June 29™ 2021 covenants -
Note 26

Bullet loan —

Deutsche Bank branches 136,890 68,663 ¥ Seni .
enior Line

Financial
Gioiaotto 72,070 32,908 Bullet loan March 31%, 2022 covenants -
Note 26

Financial
2331 Eurcenter 83,790 39,753 Bullet loan March 31%, 2022 covenants -
Note 26

Financial
Deruta 51,900 19,725 Bullet loan January 16" 2022 covenants -
Note 26

* Including Euro 22,720 thousand reclassified in the item Bank borrowings and other current lenders
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CERTIFICATION BY THE CEO AND BY THE MANAGING DIRECTOR RESPONSIBLE
FOR THE PREPARATION OF THE CORPORATE ACCOUNTING DOCUMENTS
RELATING TO THE CONSOLIDATED sl;lNANCIAL STATEMENTS AT DECEMBER
31°°, 2017

pursuant to article 154-bis. para. 5. of Legislative decree no. 58 of February 24™, 1998 and
article 81-ter of Consob regulation no. 11971 of May 14™, 1999

1.  We, the undersigned. Manfredi Catella, as Chief Executive Officer, and Fulvio Di Gilio, as Manager
responsible for preparing the financial reports of COIMA RES S.p.A. SIIQ, having also taken into account
the provisions of art. 154-bis. paragraphs 3 and 4, of the Legislative Decree No. 58 of February 24", 1998,
hereby certify:
= the adequacy, with regard to the nature of the Company; and
= the effective application of the administrative and accounting procedures adopted in preparing the
consolidated financial statements.
2. In this regard, we also note that:
= the adequacy of the administrative and accounting procedures adopted in preparing the consolidated
financial statements has been verified by means of the evaluation of the internal control system on the
financial information.
= no material aspects have been detected from the evaluation of the internal control system on the financial
information.
3. Wealso certify that:
The consolidated financial statements:
= have been prepared in accordance with the international financial reporting standards recognized in the
European Union under the EC Regulation 1606/2002 of the European Parliament and of the Council of
July 19" 2002;
= are consistent with the entries in the accounting books and records;
= are capable of providing a true and fair representation of the assets and liabilities. profits and losses and
financial position of the issuer and the group of companies included in the consolidation.
The report on operations provides a reliable analysis of performance and results of operations. and the
company's situation, as well as a description of the main risks and uncertainties which the company is
exposed.

The report on operations also includes a reliable analysis on the information regarding the relevant transactions
with related parties.

Milan, February 21%, 2018

Chief Executive Officer

\ P, |

| Manfredi Catella ‘Y Fulvio Di GﬂKo

[This certification has been translated from the original which was issued in accordance with Italian legislation]
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INDEPENDENT AUDITORS’ REPORT

EYSpA. Tot: +39 02 722121
Via Meravigh, 12 Fax: +38 02 722122037
20123 Milano ay.com

Building a better
working world

Independent auditor’s report in accordance with article 14 of
Legislative Decree n. 39, dated 27 January 2010 and article 10 of EU
Regulation n. 537/2014

(Translation from the original Italian text)

To the Shareholders of
COIMA RES S.p.A. SIIQ

Report on the Audit of the Consolidated Financial Statements

Opinion

We have audited the consolidated financial statements of COIMA RES Group (“the Group™), which
comprise the consolidated statement of financial position as at December 31% 2017, and the
consolidated statement of profit/(loss) for the year, the consolidated statement of other items in the
comprehensive income statement, consolidated statement of changes in shareholders’ equity and
consolidated cash flows statement for the year then ended, and notes to the consolidated financial
statements, including a summary of significant accounting policies.

In our opinion, the consolidated financial statements give a true and fair view of the financial position
of the Group as at December 31 2017, and of its consolidated financial performance and its
consolidated cash flows for the year then ended in accordance with International Financial Reporting
Standards as adopted by the European Union and with the regulations issued for implementing art. 9
of Legislative Decree n. 38/2005.

Basis for Opinion

We conducted our audit in accordance with International Standards on Auditing (ISA Italia). Our
responsibilities under those standards are further described in the Auditor’s Responsibilities for the
Audit of the Consolidated Financial Statements section of our report.

We are independent of the Company In accordance with the ethical and independence requirements
applicable in Italy to audit of financial statements. We believe that the audit evidence we have
obtained is sufficient and appropriate to provide a basis for our opinion.

Key Audit Matters

Key audit matters are those matters that, in our professional judgment, were of most significance in
our audit of the consolidated financial statements of the current period. These matters were
addressed in the context of our audit of the consolidated financial statements as a whole, and in
forming our opinion thereon, and we do not provide a separate opinion on these matters.

We have identified the following key audit matter.

EYSpA

Sede Legake: Via Po, 52 - 00196 Rera

Capitale Sociale defbarato Euro 3 250 000.00, scticecntino & wersalo Ewo 3.100.000,00 iv.

Iscrtia ol E.0. del Regato dele imprese prasso la C.C 1A A. di Roma

Codice Ssctle w nummno & ncrtmone 00434000584 - numeno R EA 250004

P.NA 00831257008

Sttt ol Regiato Revincr Lage) of n. 7036 Pubbicano sulla G.U. Suppl 13 - IV Sere Specinie del 17/2/1838
St sl ARG Specisle celle societs O revisione

Conaots 8l progresavo n 2 delibers n. 10831 cef 18/7)1937
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Key Audit Matter

Audit Response

Valuation of real estate portfolio

Investment properties are stated at fair value in
accordance with International Financial
Reporting Standards IAS 40 Investment
properties, recognizing the effects of changes
of fair values in the income statement.
Management has estimated fair value based on
the reports prepared by independent experts.

The fair value estimate involve the use of fair
value models which require forecasting future
costs and revenues of each property and the
use of assumptions about the occupancy rate of
properties, the markets trends of real estate
and financial markets as well as the general
economic conditions that affect the rent and the
reliability of the tenants.

Considering the relevance of the investment
properties stated at fair value and of changes in
fair value between accounting periods, as well
as the judgment required by Management in
assessing the above mentioned assumptions
used in the fair value models, we have
considered this item as a key audit matter.

The paragraph 1.3 "Main balance sheet items"
of the notes to the financial statements,
describes the process adopted to select the
independent experts and the fair value models.

Our audit procedures In response to this key
audit matter relate to, amongst others, the
analysis of the company’s procedure related to
the selection of the independent expert
appointed in order to prepare a fair value
estimate, the tracing of these amounts with the
balance sheet figures, the critical review and
discussion with Group Management and
independent experts of the main market
assumptions and, also with the support of our
real estate experts, detail testing of the reports
prepared by the independent experts.

Finally, we have examined the disclosures
provided in the notes to the financial
statements.

Responsibilities of Directors and Audit Committee for the Consolidated Financial

Statements

The Directors are responsible for the preparation and fair presentation of the consolidated financial
statements in accordance with International Financial Reporting Standards as adopted by the
European Union and with the regulations issued for implementing art. 9 of Legislative Decree n.
38/2005, and, within the terms provided by the law, for such internal control as they determine is
necessary to enable the preparation of financial statements that are free from material misstatement,

whether due to fraud or error.

In preparing the consolidated financial statements, the Directors are responsible for assessing the
Group's ability to continue as a going concern, disclosing, as applicable, matters related to going
concern and using the going concern basis of accounting unless they either intend to liquidate the
Company or to cease operations, or have no realistic alternative but to do so.
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The Audit Committee is responsible, within the terms provided by the law, for overseeing the Group's
financial reporting process.

Auditor’s Responsibilities for the Audit of the Consolidated Financial Statements

Our objectives are to obtain reasonable assurance about whether the consolidated financial
statements as a whole are free from material misstatement, whether due to fraud or error, and to
issue an auditor’s report that includes our opinion. Reasonable assurance is a high level of assurance,
but is not a guarantee that an audit conducted in accordance with International Standards on Auditing
(ISA Italia) will always detect a material misstatement when it exists. Misstatements can arise from
fraud or error and are considered material if, individually or aggregated, they could reasonably be
expected to influence the economic decisions of users taken on the basis of these consolidated
financial statements.

As part of an audit in accordance with International Standards on Auditing (ISA Italia), we have
exercised professional judgment and maintained professional skepticism throughout the audit. We
have also:

o identified and assessed the risks of material misstatement of the consolidated financial
statements, whether due to fraud or error; designed and performed audit procedures
responsive to those risks, and obtained audit evidence that is sufficient and appropriate to
provide a basis for our opinion. The risk of not detecting a material misstatement resulting
from fraud is higher than for one resulting from error, as fraud may involve collusion, forgery,
intentional omissions, misrepresentations, or the override of internal control;

e obtained an understanding of internal control relevant to the audit in order to design audit
procedures that are appropriate in the circumstances, but not for the purpose of expressing
an opinion on the effectiveness of the Group's internal control;

e evaluated the appropriateness of accounting policies used and the reasonableness of
accounting estimates and related disclosures made by the Directors;

¢ concluded on the appropriateness of Directors’ use of the going concern basis of accounting
and, based on the audit evidence obtained, whether a material uncertainty exists related to
events or conditions that may cast significant doubt on the Group’s ability to continue as a
going concern. If we conclude that a material uncertainty exists, we are required to draw
attention In our auditor's report to the related disclosures in the financial statements or, if
such disclosures are inadequate, to evaluate that circumstance while forming our opinion. Our
conclusions are based on the audit evidence obtained up to the date of our auditor's report.
However, future events or conditions may cause the Group to cease to continue as a going
concern;

e evaluated the overall presentation, structure and content of the consolidated financial
statements, including the disclosures, and whether the consolidated financial statements
represent the underlying transactions and events in a manner that achieves fair presentation:

¢ obtained sufficient appropriate audit evidence regarding the financial information of the
entities or business activities within the Group to express an opinion on the consolidated
financial statements. We are responsible for the direction, supervision and performance of the
group audit. We remain solely responsible for our audit opinion.
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We have communicated with those charged with governance, as properly identified in accordance with
ISA Italia, regarding, among other matters, the planned scope and timing of the audit and significant
audit findings, including any significant deficiencles in internal control that we identify during our
audit.

We have provided those charged with governance with a statement that we have complied with the
ethical and independence requirements applicable in Italy, and we have communicated with them all
matters that may reasonably be thought to bear on our independence, and where applicable, related
safequards.

From the matters communicated with those charged with governance, we have determined those
matters that were of most significance in the audit of the financial statements of the current period
and are therefore the key audit matters.

Other information pursuant to article 10 of EU Regulation n. 537/14

We were initially engaged by the shareholder of COIMA RES S.p.A. SIIQ on February 1st 2016 to
perform the audits of the consolidated financial statements of each fiscal year starting from
December 31, 2016 to December 31, 2024.

We declare that we did not provide prohibited non audit service, referred to article 5, par. 1, of EU
Regulation 537/2014, and that we remained independent of the Company in conducting the audit.

We confirm that the opinion on the consolidated financial statements included in this report is
consistent with the content of the additional report, prepared in accordance with article 11 of the EU
Regulation n. 537/2014, submitted to the audit committee.

Report on other legal and regulatory requirements

Opinion pursuant to article 14, par. 2, subpar. e), of D. Lgs. 39/10 and of article
123-bis, par. 4, of D. Lgs. 58/98

The Directors of COIMA RES S.p.A. SIIQ are responsible for the preparation of the Report on
Operation and of the Report on Corporate Governance and Ownership Structure of COIMA RES Group
as at December 31% 2017, including their consistency with the related consolidated financial
statements and their compliance with the applicable laws and regulations.

We have performed the procedures required under audit standard SA Italia n. 720B, in order to
express an opinion on the consistency of the Report on Operations and of specific information
included in the Report on Corporate Governance and Ownership Structure as provided for by article
123-bis, paragraph 4, of Legislative Decree n. 58, dated 24 February 1998, with the consolidated
financial statements of COIMA RES Group as at December 31* 2017 and on their compliance with the
applicable laws and regulations, and in order to assess whether they contain material misstatements.

In our opinion, the Report on Operation and the above mentioned specific information included in the
Report on Corporate Governance and Ownership Structure are consistent with the consolidated
financial statements of COIMA RES Group as at December 31% 2017 and are compliant with the
applicable laws and regulations.
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With reference to the assessment pursuant to art. 14, par. 2, subpar. e), of Legislative Decree n. 39,
dated 27 January 2010, based on our knowledge and understanding of the entity and its environment
obtained through our audit, we have nothing to report.

Milan, March 12, 2018

EY S.p.A.

Signed by: Aldo Alberto Amorese, Partner

This report has been translated into the English language solely for the convenience of
international readers.
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SEPARATE FINANCIAL STATEMENTS AS AT
DECEMBER 31°7, 2017

DIRECTORS’ REPORT

SIGNIFICANT EVENTS DURING THE YEAR

During 2017, the Company focused its attention on pursuing its investment strategy and consolidating its
corporate structure. On January 16™,2017, COIMA RES concluded the agreement for the purchase of the building
in Via Deruta in Milan for Euro 46.0 million plus taxes and transaction costs. A feasibility study was conducted in
order to evaluate: (i) the increase in receptivity of the complex and (ii) the optimization of energy performance.

On January 23", 2017, the MH Real Estate Crescita Fund (“MHREC™), 86.7% owned by COIMA RES, renewed
and extended the lease with NH Hotel. The new lease signed with the NH Hotel (in force from January 1%, 2017),
will run for nine years (no possibility to withdraw) plus a renewal option for further six years. The stabilised
minimum rent is Euro 1.5 million (120% above the previous rent) with a potential increase based on the hotel’s
annual turnover. NH Hotel Group undertook to perform renovation works for Euro 4.0 million by the end of 2018
(MHREC will contribute Euro 1.4 million to this amount).

On April 12th, 2017, COIMA RES announced that MHREC refinanced Euro 73.0 million of debt on two office
buildings: Gioiaotto in Milan and Eurcenter in Rome. The refinancing extended by 3.7 years the previous maturity
to 2022. A margin reduction of 25 bps was achieved.

On April 26™, 2017, the Board of Directors appointed two new independent directors of high international
standing and long experience in managing listed real estate companies: Luciano Gabriel and Olivier Elamine. The
two new directors are also members respectively of the Control and Risk Committee and the Remuneration
Committee. In addition, the Board of Directors has decided to propose to the next shareholders’ meeting the
annual appointment of all Board members.

On October 20", 2017, COIMA RES has received a reimbursement payment from the Italian Inland Revenue
Agency of Euro 38.7 million related to the VAT incurred by COIMA RES at the time of the acquisition of the
Vodafone Village (June 2016). The cash received will be used for the full repayment of the related VAT Line,
thus simplifying the COIMA RES capital structure. The reimbursement has been made by the Italian Inland
Revenue Agency c. 8 months in advance of COIMA RES initial expectations.

On October 24th, 2017, COIMA RES has purchased “off-market” an office complex in Via Monte Rosa 93, Milan
(“Monte Rosa”) for Euro 57.0 million (plus Euro 1.55 million in transfer tax and due diligence costs). Gross
passing rent is Euro 3.5 million per year and gross stabilised rent is Euro 3.6 million per year (excluding the
vacant portion of the property). The seller of the property is TEUR S.p.A., the Italian sub-holding of the Techint
Group.

On October 25", 2017, COIMA RES announced that it has accepted, through COIMA CORE FUND 1V, a
binding offer for the sale of a portfolio of 21 Deutsche Bank branches for a price of Euro 38 million essentially in
line with the book value. The portfolio represents 11,416 sqm and includes the branch in Naples on Via Santa
Brigida (4,600 sqm) and several smaller branches in the regions of Campania (10 branches), Abruzzo (1 branch)
and Puglia (8 branches). The transaction marks the completion of our original non-core disposal program 2 years
in advance and removes all remaining exposure to the South of Italy from the portfolio.
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On October 5™, 2017, the relevant authorities approved the massing design for the Bonnet project. The
environmental clean-up was completed in October 2017, the strip-out and demolition works and excavations
began in November 2017. The final approval for the construction works is expected by the first months of 2018.
The construction phase will start in H1 2018 with completion of the overall project planned for the beginning of
2020.

As for trasparency, COIMA RES has been assigned by the European Public Real Estate Association (“EPRA”)
two Gold Awards for its 2016 Annual Report and its 2016 Sustainability Report which relate to the Company first
year of operations. EPRA is the major association for the listed real estate sector in Europe, and its objective is to
establish best practices in accounting, reporting and corporate governance, to provide high-quality information to
investors and to create a framework for debate and decision-making on the issues that determine the future of the
sector.

OVERVIEW OF THE FINANCIAL RESULTS

The table below summarises the Income Statement for 2017 which shows net profit of Euro 16.6 million,
increased by Euro 7.5 million compared to 2016 net profit.

(in million Euro) December 31%, 2017 December 31%, 2016

Rents 14.6 6.9
Net real estate operating expenses (1.1) (0.6)
Net rents | 13.5 | 6.3 |
Other revenues 0.0 0.0
G&A expenses (5.9) 3.5
Other expenses 0.1 0.4)
Non-recurring general expenses 0.7) (1.0)

| EBITDA | 7.0 | 14 |
Net depreciation (1.2) 4.5)
Net movement in fair value 33 2.7

| EBIT | 9.1 | 0.4) |
Financial income 0.5 0.5
Income from investments 11.4 10.9
Financial expenses 4.7) 2.2)

| Profit before taxation | 16.3 | 8.8 |
Income tax (0.0) 0.0

| Profit | 16.3 | 8.8 |

Net Operating Income (hereinafter also “NOI”) amounts to Euro 13.5 million (Euro 6.3 million as of December
31*,2016) or 93% of total rents.

NOI includes rents accrued on the Vodafone Village and the building located in Milan, Via Monte Rosa 93 from
October 24™, 2017,

Net real estate operating costs, amounting to Euro 1.1 million, are mainly related to property taxes, property
management fee and the net maintenance and operating costs. Such expenses increased by Euro 0.5 million
compared to December 31%, 2016 due to the longer period of operations of the Company.
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G&A expenses, amounting to Euro 5.9 million, include the management fee, employee expenses, corporate
governance and control function expenses and advisory, audit, IT, marketing, communication and other costs. The
increase of Euro 2.4 million compared to December 31*, 2016 is mainly due to the Company's longer operating
period in 2017 and the increase in the number of employees.

Non-recurring general expenses, amounting to Euro 0.7 million (Euro 1.0 million as December 31, 2016) mainly
include the costs incurred for the consolidation of the Company, as it has not yet been stabilized in 2017.

Net depreciation, amounting to Euro 1.2 million (Euro 4.5 million at December 31%, 2016), are almost entirely
made up of the impairment test carried out on COIMA CORE FUND 1V for the distribution of income during the
year 2017.

Net movement in fair value of the real estate portfolio, amounting to Euro 3.3 million, increased by Euro 0.6
million compared to December 31%, 2016 and refers to the revaluations of the Vodafone Village and of the
building located in Milan, via Monte Rosa 93. These values are based on the appraisals issued in January 2018 by
CBRE Valuation S.p.A, as Independent Expert.

Financial income, amounting to Euro 0.5 million, relates to bank deposits remunerated at a rate of around 18 bps
per year up to September 2017. Furthermore, financial income includes interest income accrued on the amount of
VAT receivable, amounting to Euro 38,000 thousand, reimbursed by the Inland Revenue Agency in October
2017.

Income from investments, amounting to Euro 11.4 million, increased by Euro 0.5 million and consisted of income
distributed during 2017 by COIMA CORE FUND 1V and the MHREC Fund.

Financial expenses amounting to Euro 4.7 million (Euro 2.2 million as of December 31%, 2016), refer to loans
outstanding at the date of these financial statements, remunerated at an all-in cost of 197 bps, including hedging costs.

Based on the results indicated above, the Company's Board of Directors has decided to propose to the

Shareholders' Meeting the distribution of a unit dividend of Euro 0.27 per share. It should be noted that in
November 2017 an interim dividend of Euro 0.09 per share was paid.

The table below shows the Balance Sheet at December 31%, 2017:

(in million Euro) December 31%, 2017 December 31%, 2016

Assets

Real estate investments 268.9 207.0
Investiments in subsidiaries 250.3 223.4
Other non-current assets 2.2 38.6
Total non-current assets 521.5 469.0
Receivables 3.9 10.7
Cash and cash equivalents 18.5 96.9
Total current assets 224 107.6
Total assets 543.9 576.6
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Liabilities

| Shareholders' equity | 367.5 | 358.6 |
Bank borrowings 148.1 212.0
Other non-current liabilities 0.4 0.5

| Total non-current liabilities | 148.5 | 212.5 |
Bank borrowings 22.7
Trade payables and other current liabilities 53 5.5
Total current liabilities 28.0 SiS
Total liabilities 176.4 218.0
Total liabilities and shareholders’ equity 543.9 576.6

Real estate investments amounting to Euro 268.9 million as at December 31%, 2017, increased by Euro 61.9
million for the acquisition of the building located in Milan, Via Monte Rosa 93, at a price of Euro 58.6 million
and revaluation of Euro 3.3 million.

Investments in subsidiaries and associated companies, amounting to Euro 250.3 million, increased by Euro 26.9
million due to the payment of Euro 27.5 million to the future capital increase of COIMA RES SIINQ I for the
acquisition of the property located in Milan, via Deruta 19, as a result of the recalls effected by Bonnet Fund, for
Euro 0.6 million, net of the value adjustment of the investment in COIMA CORE FUND 1V for Euro 1.2 million.

Other non-current assets, amounting to Euro 2.2 million, decreased by Euro 36.4 million mainly due to the VAT
refund, relating to the second quarter of 2016, of Euro 38 million plus interests received from the Inland Revenue
Agency in October 2017. Other non-current assets also include:
- hedging derivatives, amounting to Euro 0.4 million, that the Company has concluded to hedge the interest
rate risk deriving from existing loans;
- assets available for sale, amounting to Euro 1.5 million, which refer to investments in open listed funds;
- fixed assets, amounting to Euro 0.4 million.

Trade receivables and other current receivables, amounting to Euro 3.9 million, decreased by Euro 6.8 million,
mainly due to the collection of Euro 3 million in receivables for proceeds approved by the COIMA CORE FUND
IV in December 2016, the restitution by COIMA RES SIINQ I of the deposit of Euro 1.0 million paid by the
Company in order to conclude the preliminary contract for the acquisition of the property complex located in
Milan, via Deruta n. 19 and due to the reduction of VAT receivables which amounted to Euro 2.9 million as of
December 31%, 2017 (Euro 5.7 million as of December 31, 2016).

The Company's net financial debt amounts to Euro 152 million as of December 31%, 2017 and decreases by Euro 37
million due to the combined effect of the reduction in liquidity and the request for new finance from the Company.

The Company has the following outstanding loans:

(in thousands Euro) December 31%, 2017 Maturity

COIMA RES SIIQ — Senior Line 170,754 June 29", 2021 Eur 3M + 180 bps 60%

Non-current payables, amounting to Euro 0.4 million, (Euro 0.5 million as at December 31%, 2016) refer to the
financial instrument issued by the Company and acquired by management and the current value, amounting to
Euro 0.1 million, of long-term incentive granted to an employee.
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Trade payables and other current payables, amounting to Euro 5.3 million, are down by Euro 0.2 million
compared to December 31%, 2016 and mainly include deferred income for an amount equal to Euro 1.4 million
(Euro 1.3 million at December 31%, 2016) and payables to suppliers and invoices to be received for an amount of
Euro 3.5 million (Euro 3.9 million at December 31%, 2016).

The Company's shareholders' equity amounts to Euro 367.5 million and increased by Euro 8.9 million because of
the profit for the year of Euro 16.3 million, net of dividends paid of Euro 4.1 million, and of the interim dividends

paid in November 2017 of Euro 3.2 million.

The table below shows the Company's net financial debt at December 31%, 2017, in accordance with the
ESMA/2013/319 recommendation.

(in million Euro) December 31%, 2017 December 31%, 2016

(A) Cash 18,506 96,943
(B) Cash equivalents = -

(C) Trading securities = -

| (D) Liquidity (A)+(B)+ (C) | 18,506 | 96,943

| (E) Current financial receivables | | |

(F) Current bank borrowings = -
(G) Current portion of non-current bank borrowings (22,720) -

(H) Other current financial debt - -

| (I) Current financial debt (F)+(G)+(H) | (22,720) | |
| (J) Net current liquidity (I)+(E)+(D) | (4,214) | 96,943 |
(K) Non-current bank borrowings (148,034) (211,973)

(L) Bonds issued - -

(M) Other non-current financial debt - -

(N) Non-current financial indebtedness (K)+(L)+(M) (148,034) (211,973)

0) Net liquidity (J)+(N) (152,248) (115,030)
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REPORT ON CORPORATE GOVERNANCE AND OWNERSHIP STRUCTURES

Pursuant to Article 123-bis, para. 3, of Legislative Decree no. 58 of February 24™ 1998, the “Report on Corporate
Governance and Ownership Structures” is available on the “Governance” section of the COIMA RES S.p.A. SIIQ
website (Www.coimares.com).

REMUNERATION REPORT

Pursuant to Article 84-quarter, para. 1, of the Issuers' Regulations, implementing Legislative Decree no. 58 of
February 24th, 1998, the Remuneration Report is available on COIMA RES S.p.A. SIIQ website
(Www.coimares.com).

ORGANISATIONAL MODEL AND CODE OF ETHICS

On July 27", 2016, the Board of Directors approved the code of ethics and the organisational model as provided
for by Legislative Decree no. 231/2001, dated September 29™ 2016, established the supervisory body and
appointed as members Marco Lori, as Chairman, Michele Luigi Giordano in substitution of Arturo Sanguinetti
and Mario Ippolito, from the Carnelutti law firm.

RESEARCH AND DEVELOPMENT

COIMA RES S.p.A. SIIQ did not conduct any research and development activities during 2017.

TREASURY SHARES AND SHARES OR UNITS OF PARENT COMPANIES

At December 31%, 2017, the Company did not hold any treasury shares or shares in parent companies.

RELATIONS WITH SUBSIDIARIES, ASSOCIATES AND PARENT COMPANIES

With reference to the nature of the relationships between Group companies and related parties please refer to the
description in the Notes, paragraph 68.

SUBSEQUENT EVENTS

On January 12th, 2018, the COIMA CORE FUND IV concluded the sale of 21 branches of Deutsche Bank, six
months in advance of the original plan, for a total amount of Euro 38 million.

On January 25™ 2018, the Company set up a consortium for the management of the common parts of the
Lorenteggio Village building complex, in which the property owned by the Company whose owner is Vodafone
insists. At the same time, a contractual addendum was signed in which the contractual relations emerging from the
establishment of the consortium are regulated.

On February 1%, 2018, the Company signed a new lease with PwC in the building located in Milan Via Monte
Rosa n. 93 with a total rent of Euro 154 thousand and three months of free rent.
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BUSINESS OUTLOOK

The year ended December 31%, 2017 coincided with the first full year of operations of the Company even if the
same cannot yet be defined as a fully operational entity. The year 2017 was a year of consolidation of the
organizational structure and a year in which new investments were made and the sale of a significant portfolio of
bank branches through the COIMA CORE FUND IV.

The result for the financial statements as at December 31%, 2017 amounted to Euro 16,262 thousand, an increase
of Euro 7,426 thousand (+ 84%) compared to the profit for the previous year. Considering the positive
performance of operations, the Company's Board of Directors had the opportunity to propose to the Shareholders'
Meeting a dividend of Euro 9,722 thousand (Euro 0.27 per share), of which Euro 3,240 thousand (Euro 0.09 per
share) paid in advance in November 2017.

The Company expects that the portfolio composed and described in the previous pages, including also the
investment in via Monte Rosa 93 carried out in the last quarter of 2017, can generate revenues that have a positive
result for the year 2018 and the possibility of distributing further dividends to shareholders. In addition, the
Company still has approximately 80,000 thousand of financial resources to invest in additional properties that may
possibly contribute to improving the profile of the Company's portfolio also in terms of additional income.

Based on the foregoing, the Directors have prepared these financial statements with a view to the continuation of
the activity as they consider that all the elements that confirm the Company's ability to continue to operate as an
operating entity continue to exist.

SIIQ REGIME

Application of SIIQ regime is subordinated to the condition which companies engage primarily the property
leasing activities.

The prevalence shall be tested according to two parameters:
a) Financial: land and buildings held as property or other real right for rental activities represent at least 80%
of the assets - "asset test".
b) Economic: in each financial year. revenues from rental activities representing at least 80% of the positive
components of the income statement - "profit test" (ratio of exempt income and total proceeds).

At the date of these financial statements, the Company complies with both two parameters.

OTHER INFORMATIONS

Option to derogate (OPT OUT) the obligation to publish a document in the event of
significant transactions

Company's Board of Directors on September 14™ 2015 resolved to make use of the derogation provided for in
Articles. 70, paragraph 8 and 71, paragraph 1-bis of Consob Regulation no. 11971/99.

Definition of SMEs

With reference to the definition of SMEs, set out in Article 1, paragraph 1, letter w-quarter.1) of the Consolidated
Finance Act, we report that, at the date of these financial statements, the Company falls that definition because it
has a lower turnover of Euro 300 million and a market capitalization less than Euro 500 million.
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PROPOSAL OF APPROVAL OF THE SEPARATE FINANCIAL STATEMENTS FOR
THE YEAR AS AT DECEMBER 31%', 2017 AND DISTRIBUTION OF DIVIDEND

The Financial Statements as at December 31%, 2017, closed with a net profit of Euro 16,261,816.
It proposes:
= to allocate Euro 3,344,345 to Valuation Reserve
= to allocate Euro 1,161,129 to Legal Reserve
= to allocate Euro 2,034,452 to Retained Earnings
= to distribute to Shareholders a dividend of Euro 0.27, of which Euro 0.09 for share paid in advance on
November 15, 2017, for every ordinary share outstanding at the time of dividend payment date. The
total amount of dividend is Euro 9,721,890 based on outstanding shares.

Milan, February 21%, 2018
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FINANCIAL STATEMENTS

STATEMENT OF PROFIT/(LOSS) FOR THE YEAR

December 31%,
2017

Income statements

of which
related parties

December 31%,

2016

of which
related parties

Rents 38 14,554,064 - 6,919,915 -
Net real estate operating expenses 39 (1,090,675) (9,726) (529,808) -

| Net rents | | 13,463,389 (9,726) 6,390,107 -
Other revenues - - 9,898 9,898
G&A expenses 40 (6,609,618) (3,832,958) (4,590,869) (2,627,765)
Other operating expenses 41 73,824 148,000 (301,214) (291,000)

| Gross operating income | | 6,927,595 | (3,694,684) | 1,507,922 | (2,908,867) |
Net depreciation 42 (1,204,879) - (4,475,435) -
Net movement in fair value 43 3,344,345 - 2,718,140 -

| Net operating income | | 9,067,061 | (3,694,684) | (249,373) | (2,908,867) |
Income from investments 44 11,373,571 11,373,571 10,853,242 10,853,242
Financial income 45 536,631 - 466,471 -
Financial expenses 45 (4,704,528) - (2,234,378) -

| Profit before tax | | 16,272,735 | 7,678,887 | 8,835,962 | 7,944,375 |
Income tax 46 (10,919) - - -

| Profit | | 16,261,816 | 7,678,887 | 8,835,962 | 7,944,375 |

OTHER COMPREHENSIVE INCOME STATEMENT

(Euro) Notes December 31, 2017 December 31*, 2016
Profit for the year 16,261,816 8,835,962
Other c'omprehenswe income to be reclassified to profit of 57 (56,342) 73,126
the period in subsequent periods

Other con'lpre'henswe income n'ot to be reclassified to profit ) (10,069,725)
of the period in subsequent periods

Other comprehensive income | | 16,205,474 (1,160,637)
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STATEMENT OF FINANCIAL POSITION

December 31%, of which related | December 31%,  of which related

(Euro) Notes 2017 parties 2016 parties

Real estate investments 47 268,900,000 - 207,000,000 -
Other tangible assets 48 350,718 - 2,810 -
Other intangible assets 48 24,229 = - -
Investments in subsidiaries 49 236,448,645 - 210,142,826 -
Investments in associated companies 50 13,857,143 - 13,214,286 -
Available for sale financial assets 51 1,491,992 - - -
Non-current deferred tax assets 52 2,621 = - -
Derivatives 53 377,145 = 610,626 -
Trade and other non-current receivables 54 - - 38,000,000 -
Total non-current assets | | 521,452,493 - 468,970,548 -
Trade and other current receivables 55 3,926,914 46,495 10,689,418 3,419,380
Cash and cash equivalents 56 18,506,200 96,943,192 -
Total current assets 22,433,114 46,495 107,632,610 3,419,380
Total assets 543,885,607 46,495 576,603,158 3,419,380
Capital stock 14,450,800 - 14,450,800 -
Share premium reserve 335,549,475 - 335,549,475 -
Valuation reserve 16,784 = 73,126 -
Interim dividend (3,240,193) - - -
Other reserves 4,447,171 - - -
Profit / (loss) carried forward - = (320,439) -
Profit / (loss) for the period 16,261,816 = 8,835,962 -
Shareholders' equity | 57 | 367,485,853 - 358,588,924 -
Bank borrowings and other non-current lenders 58 148,033,817 - 211,973,080 -
Deferred tax liabilities 59 6,711 - - -
Payables for post-employment benefits 60 19,781 = 4,999 -
Provisions for risks and charges 61 122,526 - 125,443 -
Trade payables and other non-current liabilities 62 243,000 243,000 391,000 391,000
Total non-current liabilities | | 148,425,835 243,000 212,494,522 391,000
Bank borrowings and other current lenders 58 22,719,802 - - -
Trade payables and other current liabilities 63 5,243,198 2,014,571 5,519,712 3,128,250
Current tax payables 64 10,919 = - -
Total current liabilities 27,973,919 2,014,571 5,519,712 3,128,250
Total liabilities 176,399,754 2,257,571 218,014,234 3,519,250
Total liabilities and shareholders’ equity 543,885,607 2,257,571 576,603,158 3,519,250
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STATEMENT OF CHANGES IN SHAREHOLDERS' EQUITY

(Euro) apita 0 pre ‘_ _‘ I . : 2 ed : . . arenolde
0 () - . (
( (¢ ()

LEIELCRED 70,800 499,200 - - - (320,439) 249,561
January 1%, 2016 g > B E
Loss carried forward - - - - (320,439) 320,439 -
Cagltal increase May 5,780,000 138,720,000 - - - - 144,500,000
117, 2016
Capital increase May

h 8,600,000 206,400,000 - - - - 215,000,000
137, 2016
IPO costs - (10,069,725) - - - - (10,069,725)
Cash flow hedge ) ) 73,126 ) : ) 73,126
reserve
Profit / (loss) for the - - : : - 8835962 8,835,962
period
Balance as of
December 31", 2016 14,450,800 335,549,475 73,126 - (320,439) 8,835,962 358,588,924
Profit carried forward - - - 4,447,171 320,439 (4,767,610) -
Dividend distribution
on 2016 results - - - - - (4,068,352) (4,068,352)
Interim dividend on
2017 results - - - (3,240,193) - - (3.240,193)
Cash flow hedge _ _ (69,295) - - - (69,295)
reserve
Available for sale } ) 12,953 ) ) } 12,953
reserve
Profit / (loss) for the - ; - - - 16261816 16,261,816
period
Balance as of
December 31", 2017 14,450,800 335,549,475 16,784 1,206,978 - 16,261,816 367,491,853
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CASH FLOW STATEMENT

(Euro) Notes 2017 2016

Profit for the period before tax 57 16,272,735 8,835,962

Adjustments to reconcile the profit to net cash flow:

Net depreciation 42 1,204,879 4,475,435
Severance pay 60 45,448 130,442
Net movement in fair value property 43 (3,344,345) (2,718,140)
Financial income 45 (17,763) (214,466)
Financial expenses 45 1,017,716 320,773
Net movement in fair value of financial instruments 62 (148,000) 291,000

Changes in working capital:

(Increase) / decrease in trade and other current receivables 55 6,780,266 (9,893,853)
Increase / (decrease) in trade payables and other current liabilities 63 (310,098) 4,898,433
Net cash flows generated (absorbed) from operating activities 21,500,838 6,125,587

Investment activities

(Acquisition) / disposal of real estate property 47 (58,555,655) (204,281,860)
(Acquisition) / disposal of other tangible and intangible assets 48 (382,835) (3,381)
(Acquisition) / disposal of other non-current receivables 54 38,000,000 (38,000,000)
(Increase) / decrease in financial activities 51 (1,485,325)

Purchase of subsidiaries 49 (27,500,000) (70,117,690)
Purchase of associated companies 50 (642,857) (13,214,286)
Net cash flow generated (absorbed) from investment activities (50,556,672) (325,617,217)

Financing activities

Shareholders' contribution / (dividends paid) 57 (7,308,545) 204,930,275
(Acquisition) / closing of derivatives - (537,500)
Increase / (decrease) in bank borrowings and other non-current lenders - 213,589,693
Repayment of borrowings 58 (42,062,613) (1,937,387)
Net cash flows generated (absorbed) from financing activities | | (49,371,158) 416,045,081
Net increase / (decrease) in cash and cash equivalents (78,436,992) 96,553,452
Cash and cash equivalents at the beginning of the period 56 96,943,192 389,740
Cash and cash equivalents at the end of the period 18,506,200 96,943,192
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NOTES TO THE FINANCIAL STATEMENTS

Principles of preparation and changes in accounting standards
Principles of preparation

The financial statements at December 31%, 2017, have been prepared in accordance with the IAS/IFRS accounting
standards set forth by the International Accounting Standards Board (IASB) and related interpretations of the
International Financial Reporting Interpretations Committee (IFRIC) and endorsed by the European Commission
as established by Community Regulation no. 1606 of July 19™ 2002.

The financial statements have been prepared under the historical cost principle, except for investment properties,
financial and derivative financial instruments, contingent consideration and liabilities for non-cash distributions
that are recognised at fair value. The carrying value of assets and liabilities that are subject to hedging transactions
at fair value and would otherwise be carried at amortised cost, has been adjusted to take account of changes in fair
value attributable to the hedged risks.

The financial statements include the statement of financial position, the statement of profit for the year, the
statement of other comprehensive income, the Statement of Changes in Equity, the Cash Flow Statement and the
Notes to the financial statements.

In accordance with art.5, paragraph 2 of Legislative Decree no.38 of February 28™ 2005 the financial statements
were prepared in Euro. Unless otherwise specified, all amounts of the separate financial statements are in Euro.
Rounding of the data in the notes to the financial statements is intended to ensure consistency with the figure
reported in the balance sheet and income statements.

The financial statements give information about the amounts reported last year and they have been prepared on a
going concern basis, in accordance with the principle of accrual, principle of relevance and significance of
information and the prevalence of substance over form.

Assets and liabilities and revenues and expenses are offset only if required or permitted by an accounting standard
or its interpretation.

The accounts adopted are consistent with those established by IAS 1 - "Presentation of Financial Statements". In
particular:
= the statement of assets has been prepared by classifying assets and liabilities according to the "current /
non-current" criterion;
= the income statement and comprehensive income statement have been prepared by classifying operating
expenses by nature;
= the financial statements have been prepared using the "indirect method".

The statement used, as specified above, are those that best represent the economic standing and financial position
of the Company.

Main balance sheet items
Real estate investments

Investment property is represented by property held to earn rental income and/or for capital appreciation and not
for use in the production or supply of goods or services or for administrative purposes.
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Investment property is initially recognized at cost including incidental expenses and acquisition. consistent with
IAS 40, and subsequently measured at fair value. recognizing in the income statement the effects of changes in
fair value of investment property in the year such occur.

The costs incurred relating to subsequent interventions are capitalized on the carrying value of the investment
property when it is probable that they will generate future economic benefits and their cost can be measured
reliably. Other maintenance and repair costs are expensed as incurred.

The fair value of the investment property does not reflect future capital investments that will improve or enhance
the properties and does not reflect future benefits from this expenditure.

Investment property is derecognized when sold or when it is permanently withdrawn from use and no future
economic benefits are expected from its disposal. Any gains or losses arising from the retirement or disposal of an
investment property are recognized in the income statement in the year of the withdrawal or disposal.

IFRS 13 defines the fair value as the price (exit price) that would be received for the sale of an asset. or that would
be paid for transfer of a liability in a regular transaction between market participants at the valuation date.

In particular, in measuring the fair value of investment property, as required by IFRS 13, the company must
ensure that the fair value reflects, among others, rental income from current leases, and other reasonable and
supportable assumptions that market participants would use to price real estate properties under current
conditions.

In accordance with IFRS 13, the fair value valuation of a non-financial asset considers the ability of a market
operator to generate economic benefits from using the asset at its highest and best use, or selling it to another
market participant that would employ such at its highest and best use.

According to IFRS 13, an entity must employ valuation techniques appropriate to the circumstances and for which
sufficient data are available to measure the fair value, maximising the use of relevant observable inputs and
minimising the use of unobservable inputs. The fair value is measured based on observable transactions in an
active market, adjusted if necessary, depending on the specific characteristics of each investment property. If such
information is not available, so as to determine the fair value for measurement of the investment property, the
company uses the discounted cash flow method (for a period that varies according to the duration of existing
contracts) related to future net income from leasing of property, and it is assumed that the property is sold at the
end of this period.

Investment property is valued with the support of an external independent valuation company, duly recognized in
terms of professional qualification and recent experience in the leasing and characteristics of the property
evaluated.

The Board of Directors of the Company, decided to appoint as independent expert CBRE Valuation S.p.A. The
independent expert has the task of defining, every six months, the market value of Vodafone Village, Monte Rosa
and any further real estate properties that the Company should acquire. Valuations are prepared in compliance
with the standard "RICS Valuation - Professional Standards" and in compliance with applicable regulations and
the recommendations provided by ESMA European Securities and Markets Authority. For more details, please
refer to note 47.

The Company has adopted an internal procedure for the selection and appointment of independent experts as well
as for the valuation of investment properties. On the selection and appointment of the independent experts, the
procedure requires specific operational binding instructions to verify, through appropriate written statements or
acquiring specific certifications, the duration of the appointment (four-year and not renewable), the independence
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and incompatibility requirements of experts.

The procedure gives also guidelines for the determination of the remuneration to the independent expert so as not
to undermine the independence of the same. The remuneration provided for assessments at December 31%, 2017
has been preliminarily defined as a fixed amount based on the size of the individual investment property.

The process by which the Company determines the fair value of its real estate investments, however, falls within
the estimation processes, which implies the forecast of costs and revenues related to each investment and the
formulation of assumptions on variables of calculation models that depend on expectations the performance of
real estate and financial markets as well as the general economic conditions that affect rent levels and the
reliability of tenants, and that, in consideration of the uncertainty connected to the realization of any future event,
are able to determine variations, even significant and in the short term, the conclusions of the experts and
therefore of the results of the financial statements, albeit in constant evaluation models.

The evaluations are also analyzed by the Company in order to verify the correctness and consistency of the
assumptions used by the independent expert.

As for the use of estimates regarding real estate investments, refer to paragraph 47.

Assets and financial liabilities

Assets and financial liabilities are accounted in accordance with IAS 39 - Financial Instruments: Recognition and
Measurement. and IAS 32 - Financial instruments: presentation and supplementary information.

Loans and receivables that the Company does not hold for trading (loans and receivables originated during
operational activities), securities held with the intention of keeping such in the portfolio until maturity, and all
financial assets not listed in an active market and whose fair value cannot be determined reliably, are measured, if
featuring a fixed term, at amortised cost using the real interest rate calculation method. When financial assets have
no fixed maturity, such are valued at acquisition cost.

Receivables due beyond one year. non-interest bearing or which bear interest below market are discounted using
market rates. Valuations are carried out regularly as to whether there is objective evidence that a financial asset or
a group of assets may have suffered an impairment loss. If any such evidence exists. the impairment loss is
recognized as an expense in the income statement for the period.

Financial liabilities are initially recognized at fair value and subsequently carried at amortized cost method using
the real interest rate calculation method.

Available for sale financial assets

Available for sale financial assets include fund units (equity, bonds and others). Assets classified as available for
sale are those that have not been classified as held for trading or designated at fair value through profit or loss. In
this category, debt securities held for an indefinite period and those that could be sold in response to liquidity
needs or changes in market conditions are classified.

After initial recognition, available for sale securities are measured at fair value and their unrealised gains and
losses are recognised among the other components of the comprehensive income statement in the reserve for
available for sale assets up to the elimination of the investment - when the accumulated profit or loss is recognized
among other operating income or expense - or up to the moment when a loss is denominated - when the
cumulative loss is reversed from the reserve and reclassified to the profit/(loss) from financial expenses. Interest
received during the period in which the financial assets available for sale are held are recognized as financial
income using the effective interest.
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Derivatives

Derivatives, including separated embedded derivatives, are assets and liabilities recorded at fair value. Derivatives
are designed as hedging instruments when the relation between derivative and the covered instrument is formally
documented and the hedge effectiveness, verified periodically, is high. When hedging instruments cover the risk
of fair value changes of covered instruments (fair value hedge; es. cover the change in fair value of
assets/liabilities at a fixed rate), derivatives are recorded at fair value through profit and loss; consistently, the
covered instruments are adjusted to reflect in the income statement the fair value changes related to covered risk.
regardless of different criteria valuation forecast. When derivatives cover the risk of cash flow variations of
covered instruments (cash flow hedge; es. hedging the cash flow variation of assets/liabilities due to exchange
rates movements), the portion of fair value considered effective are initially recognized in OCI in the cash flow
hedge reserve and subsequently recognized in the statement of profit or loss. consistently with the economic
effects of the hedged. Any ineffective portion is recognized immediately in the statement of profit or loss.

Property, plant and equipment

Plant and equipment is stated at cost, net of accumulated depreciation and accumulated impairment losses, if any.
Such cost includes the cost of replacing part of the plant and equipment and borrowing costs for long-term
construction projects if the recognition criteria are met. When significant parts of plant and equipment are
required to be replaced at intervals, the Group depreciates them separately based on their specific useful lives.
Likewise, when a major inspection is performed, its cost is recognised in the carrying amount of the plant and
equipment as are placement if the recognition criteria are satisfied. All other repair and maintenance costs are
recognised in profit or loss as incurred.

Depreciation is calculated on a straight-line basis over the estimated useful lives of the assets, as follows:

Plant, machinery and equipment 12 years
Office properties 12 years

An item of property, plant and equipment and any significant part initially recognised is derecognised upon
disposal or when no future economic benefits are expected from its use or disposal. Any gain or loss arising on
derecognition of the asset (calculated as the difference between the net disposal proceeds and the carrying amount
of the asset) is included in the statement of profit or loss when the asset is derecognised.

The residual values, useful lives and methods of depreciation of property, plant and equipment are reviewed at
each financial year end and adjusted prospectively, if appropriate.

Investments in associated and joint venture

In accordance with IFRS 10 will have control over a subsidiary if and only if, simultaneously:
(1) 1t has the power over the subsidiary, qualified in possession of valid rights on its relevant activities, that
is, those activities that have a significant impact on its profitability;
(11) it has the actual ability to exercise such power over the subsidiary so as to affect the profitability of the
same;
(111) the profitability (positive or negative) of its investment changes in relation to the entity's subsidiary
profitability.
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In accordance with IFRS 11, a joint venture is a company over which the Group exercises control in a shared with
third parties. Joint control of a company is qualified as sharing, contractually agreed, the control thereof, and may
exist when the relevant decisions are made with the unanimous control of joint ventures.

In accordance with IAS 28, a related entity is a company in which the Group has significant influence, described
as the power to participate in financial and operating strategic decisions despite of not having control.

Investments in subsidiaries, joint ventures and associates are initially recognized at the cost incurred for the
acquisition or establishment, represented by the fair value at the exchange date and all other charges.

Investments in subsidiaries to joint ventures and associates are reviewed annually, or more frequently if necessary,
to check for any impairment. Where there is evidence that these investments have suffered a loss in value, the
impairment is recognized in the income statement as depreciation. If the company's share of the losses of the
subsidiary exceeds the carrying value of the investment, and the company is obliged to or wishes to respond, we
are reduced to zero the value of the investment and the share of further losses is recognized as a provision. If,
subsequently, the impairment is reversed or reduced, it is recognized in the income statement as a value
restoration of the cost limits.

Dividends paid by subsidiaries, joint ventures and associates are recognized in the income statement, while
respecting the principle of competence, at the time when the right to credit (generally coincides with the
distribution resolution adopted by the Assembly of the subsidiaries).

Cash and cash equivalents

Cash and cash equivalents include cash on hand and short-term deposits. in the latter case with a term of less than
three months. Cash and cash equivalents are stated at their nominal value and the spot rate at year-end, if in
foreign currency.

Net Equity

Capital stock
The capital stock represents the nominal value of payments and contributions made in this regard by shareholders.

Valuation reserve

When derivatives cover the risk of cash flow variations of covered instruments (cash flow hedge; es. hedging the
cash flow variation of assets/liabilities due to exchange rates movements), the portion of fair value considered
effective are initially recognized in OCI in the cash flow hedge reserve, and subsequently recognized in the
statement of profit or loss, consistently with the economic effects of the hedged.

Financial assets available for sale, after initial recognition, are valued at fair value with the posting of changes in
equity, in the valuation reserve of assets available for sale.

Cash dividend and Interim dividend

The Company recognises a liability to pay a dividend when the distribution is authorised and the distribution is no
longer at the discretion of the Company. As for the corporate laws in Europe, a distribution is authorized when it
is approved by the shareholders. A corresponding amount is recognised directly in equity.
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Severance pay

Severance pay fund (TFR) is considered as a defined benefit plan. The benefits promised to employees are
recognized monthly with the maturation and are paid upon termination of employment. The severance pay is
accrued based on the seniority reached at the end of each individual employee in accordance with the laws and
labor contracts in force at the reporting date. The provision reflects the liability towards employees, on the basis of
experience and seniority wages paid, recalculated on the basis of its actuarial value. The adopted actuarial
assessments are the best estimates of the variables that determine the final cost of the subsequent performance at
the end of the employment relationship.

Provision for risks and charges

The provisions for risks and charges are recognized when the Company has a present obligation (legal or
constructive) as a result of a past event. it is probable that an outflow of resources embodying economic benefits
will be required to settle the obligation and a reliable estimate can be made of the amount of the obligation. When
the Company expects some or all of a provision to be reimbursed, for example, under an insurance contract, the
reimbursement is recognized as a separate asset, but only when the reimbursement is virtually certain. The
expense relating to a provision is presented in the statement of profit or loss net of any reimbursement. If the
effect of the time value of money is material, provisions are discounted using a current pre-tax rate that reflects,
when appropriate. the risks specific to the liability. When discounting is used. the increase in the provision due to
the passage of time is recognized as a finance cost.

Valuation of the financial instruments

The financial instruments are incentives granted to management in relation to their significant contribution at
start-up and development of the Company. They will be entitled to payment of a yield related to changes in Net
Asset Value (NAV) to be performed including remuneration in shares of the Company. The financial instruments
are recognized initially at fair value recording the related cost in the income statement, and by subsequently
evaluating at each balance sheet date the effects of the change in the fair value recognized in the income statement
during the period in which such occur. The fair value at the closing date of the period is determined by estimates
made by management. including through the support of independent experts. The estimates are subject to
hypotheses and assumptions that could be different from initial estimate.

Recording of revenues, income and expenses in the income statement

Revenues

Revenue is recognized to the extent in which it is likely that economic benefits will be obtained by the company
and the revenue can be measured reliably. Revenue is measured at fair value of the amount received, excluding
discounts, rebates and other sales taxes.
The following specific recognition criteria of revenues must always be considered before recognition in the
income statement:
= Rental income: rental income from the investment property owned by the Company is recognised on an
accrual basis. conforming to extant lease contracts
= Sale of properties: revenues from sale of properties is recognized in the income statement and are
recognized when the Company has transferred all significant risks and rewards of ownership of the

property.
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Costs

The costs and other operating expenses are recognized as components of the fiscal year result when incurred on an
accrual basis, and when such cannot be recognized as assets in the balance sheet.

Financial income and charges

Financial income and expenses are recognized on an accrual basis according to the interest accrued on the net
value of the related financial assets and liabilities using the effective interest method.

Borrowing costs directly attributable to the acquisition and construction of investment property are capitalised in
the carrying amount of the pertinent property. Capitalisation of interest is carried out on condition that the increase
in the carrying value of the asset does not ascribe to the same value higher than its fair value.

Taxes

Current taxes
As for the non-exempt income, current income taxes are calculated based on estimated taxable income. Liabilities

for current taxes are recognised in the balance sheet net of any advance taxation.

Tax payables and receivables for current taxes are measured at the amount expected to be paid /received to/from
the tax authorities on the basis of the nominal tax rates in effect at the balance sheet date. except for those directly
recorded in shareholders' equity. in that such relate to adjustment of assets and liabilities recognised directly to
equity. Other non-income taxes. such as taxes on property and capital. are included in the operating costs.

The Company is under the SIIQ tax regime. SIIQs are subject to neither corporate income tax (“IRES”) nor
regional tax on productive activities (“IRAP”) on the business income deriving from letting real property and on
other real estate related items of income. On the other hand, the earnings and profits corresponding to the exempt
income are subject to taxation in the hands of the shareholders upon distribution.

Taxes are therefore calculated on the income produced by the non-exempt income.

Deferred tax

Pre-paid tax is recognized using the liability method on temporary differences.

It is calculated on the temporary differences between the carrying amounts of assets and liabilities recorded in the
balance sheet and their tax value. The deferred tax assets on tax losses carried forward and on deductible
temporary differences are recognized to the extent in which it is likely that future taxable profit will be available
against which such can be recovered, considering the SIIQ status.

The tax assets and liabilities are measured using the tax rates expected to be applicable during the years when
temporary differences will be reversed. Deferred tax assets and deferred tax liabilities are classified as non-current
assets and liabilities.

The assets and current and deferred tax liabilities are offset when the income taxes are levied by the same taxation
authority, when there is a legally enforceable right to offset, and when the expected repayment time is the same.
Earnings Per Share

Earnings Per Share - basic

Basic earnings per ordinary share is calculated by dividing the profit for the period attributable to ordinary shares
and the weighted average number of ordinary shares outstanding during the year.
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Earnings Per Share - diluted
Basic earnings per ordinary share diluted is calculated by dividing the profit for the period attributable to ordinary

shares and the weighted average number of ordinary shares outstanding during the period plus the weighted
average number of ordinary shares that would be issued upon conversion into ordinary shares of all potential
ordinary shares with dilution effects.

Use of estimates

The preparation of the financial statements and related notes requires that the management make estimates and
assumptions that affect the reported amounts of assets and liabilities and the disclosure of contingent assets and
liabilities at the date of the statements.

Actual results could differ from these estimates due to the uncertainty surrounding the assumptions and conditions
on which the estimates are based. Therefore, changes in the conditions underlying the opinions, assumptions and
estimates adopted may have a significant impact on future results.

Estimates are used to determine the fair value of investment properties, of financial instruments and derivatives.

Estimates and assumptions are reviewed periodically by management and, when deemed necessary, are seconded
by opinions and studies of independent external consultants of leading standing (for example, real estate
appraisals), and the effects of any changes are reflected in the income statement.

The following are the most significant estimates related to the preparation of financial statements and annual
accounting reports in that they entail many subjective opinions, assumptions and estimates:

= [nvestment property: is initially recognised at cost including incidental expenses and acquisition,
consistent with IAS 40, and subsequently measured at fair value, recognising in the income statement the
effects of changes in fair value of investment property in the year such occur. The fair value at the closing
date of the period is determined by valuation of the real estate assets performed by independent experts;
this valuation is subject to hypotheses, assumptions and estimates. Therefore, a valuation by different
experts might not result in an identical opinion;

»  Financial assets available for sale: after initial recognition, financial assets available for sale are
measured at fair value and their unrealized gains and losses are recognized among the other
comprehensive income in the reserve of assets available for sale. The fair value is determined by
management based on the market quotations of the securities funds at the reference date;

= Financial instrument: financial instruments are initially valued at fair value, recording the effects deriving
from the change in fair value in the period in which they occur in the income statement. Fair value is
determined through estimates made by management, also through the support of independent experts; this
valuation is subject to estimation processes, which implies the forecast of cash flows based on variables
that depend on expectations of the performance of the real estate and financial markets as well as the
general market conditions;

= Taxes: income taxes, related to the non-exempt income, are estimated based on the prediction of the
actual amount that will be paid to the Inland Revenue Office based on the income tax declaration;
recognition of deferred tax assets is based on expectations of taxable income in future years, and pre-paid
and deferred taxes are determined at the tax rates expected to be applied during the years in which
temporary differences will be reversed.
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New accounting standards, interpretations and amendments adopted by the Company

The accounting standards adopted in the preparation of the financial statements are consistent with those in effect
at the balance sheet date inclusive of new standards, amendments and interpretations effective from June 30th,
2017. The Company has not adopted any new policy, interpretation or amendment issued but not yet effective.
The type and effects of these changes are described below. Although these new policies and amendments are
applicable for the first time in 2017, such do not significantly impact the financial statements of the Company.
The type and impact of any new policy/amendment are listed below:

Amendments to IAS 7 Statement of Cash Flows: Disclosure Initiative

The amendments require entities to provide disclosure of changes in their liabilities arising from financing
activities, including both changes arising from cash flows and non-cash changes (such as foreign exchange gains
or losses).

The Company has provided the information for both the current and the comparative period in note 58.

Annual Improvements Cycle - 2014-2016

Amendments to IFRS 12 Disclosure of Interests in Other Entities: Clarification of the scope of
disclosure requirements in IFRS 12

The amendments clarify that the disclosure requirements in IFRS 12 apply to an entity’s interest in a subsidiary, a
joint venture or an associate (or a portion of its interest in a joint venture or an associate) that is classified (or
included in a disposal group that is classified) as held for sale.

As at December 31%, 2017 the Company has no wholly-owned subsidiaries as held for sale.

Amendments to IAS 12 Income Taxes: Recognition of Deferred Tax Assets for Unrealised
Losses

The amendments clarify that an entity needs to consider whether tax law restricts the sources of taxable profits
against which it may make deductions on the reversal of deductible temporary difference related to unrealised
losses. Furthermore, the amendments provide guidance on how an entity should determine future taxable profits
and explain the circumstances in which taxable profit may include the recovery of some assets for more than their
carrying amount.

These amendments did not affect the Company’s financial and income statements because the Company has no
deductible temporary differences or assets that are in the scope of the amendments.

Amendments to IFRS 10 and IAS 28: Sale or Contribution of Assets between an Investor and its
Associate or Joint Venture

The amendments address the conflict between IFRS 10 and IAS 28 in dealing with the loss of control of a
subsidiary that is sold or contributed to an associate or joint venture. The amendments clarify that the gain or loss
resulting from the sale or contribution of assets that constitute a business, as defined in IFRS 3, between an
investor and its associate or joint venture, is recognised in full. Any gain or loss resulting from the sale or
contribution of assets that do not constitute a business, however, is recognised only to the extent of unrelated
investors’ interests in the associate or joint venture. The IASB has deferred the effective date of these amendments
indefinitely, but an entity that early adopts the amendments must apply them prospectively.
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IFRS 2 Classification and Measurement of Share-based Payment Transactions — Amendments
to IFRS 2

The IASB issued amendments to IFRS 2 Share-based Payment that address three main areas: the effects of vesting
conditions on the measurement of a cash-settled share-based payment transaction; the classification of a share-
based payment transaction with net settlement features for withholding tax obligations; and accounting where a
modification to the terms and conditions of a share-based payment transaction changes its classification from cash
settled to equity settled.

New accounting principles

IFRS 9 Financial instruments

In July 2014, the IASB issued the final version of IFRS 9 Financial Instruments that replaces IAS 39 Financial
Instruments: Recognition and Measurement and all previous versions of IFRS 9. IFRS 9 brings together all three
aspects of the accounting for financial instruments project: classification and measurement, impairment and hedge
accounting.

IFRS 9 is effective for annual periods beginning on or after January 1%, 2018, with early application permitted.
Except for hedge accounting, retrospective application is required but providing comparative information is not
compulsory. For hedge accounting, the requirements are generally applied prospectively, with some limited
exceptions.

The Company plans to adopt the new standard on the required effective date and will not restate comparative
information. During 2017, the Company has performed a detailed impact assessment of all three aspects of IFRS 9.
This assessment is based on currently available information and may be subject to changes arising from further
reasonable and supportable information being made available to the Company in 2018 when the Company will
adopt IFRS 9. Overall, the Company expects no significant impact on its statement of financial position and
equity except for the effect of applying the impairment requirements of IFRS 9 regarding the loss of value on
loans, valuation of financial liabilities as better described below and finally it is considered that there will be
changes to the classification of some financial instruments, as required by the principle.

Classification and measurement

The Company does not expect a significant impact on its balance sheet or equity on applying the classification and
measurement requirements of IFRS 9 infact, it expects to continue measuring at fair value all financial assets
currently held at fair value. However, financial assets available for sale (AFS) with gains and losses recognized in
the statement of the other comprehensive income statement, which are not significant, they will be valued at fair
value reporting the effect to the income statement.

The AFS reserve relating to these assets, currently amounting of Euro 12 thousand, which is currently presented
as accumulated OCI, following application of the new standard, will be reclassified to retained earnings.

As for equity investments, it should be noted that the Company does not currently hold investments in other
companies, except for the assets referred to in the previous paragraph, in fact, the investments currently held in
portfolio refer to non-listed subsidiaries and associated companies the cost criterion, subject to verification of any
loss in value at each reporting date and not subject to the standard in question.
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Loans, as well as trade receivables, are held until they are collected based on contractual deadlines. The Company
analyzed the characteristics of the contractual cash flows of these instruments and concluded that they comply
with the criteria for amortized cost valuation in accordance with IFRS 9. It is therefore expected that it will not be
necessary to proceed to a reclassification of these financial instruments.

Impairment

IFRS 9 requires the Company to record expected credit losses on all items such as loans and trade receivables,
regarding either a 12-month period or the entire duration of the instrument (e.g. lifetime expected loss). The
Company will apply the simplified approach and therefore record the expected losses on all trade receivables
based on their residual contractual duration. The Company, in assessing the impacts deriving from its own
receivables in the portfolio, both commercial and financial, considering the characteristics of the same and the
counterparties, and the collection times, believes that even if not all loans present a guarantee, the impact deriving
from the possible allocation should not be of significant amount.

Hedge accounting

The Company uses the application of Hedge Accounting regarding the Interest Cap Rate instruments subscribed.
The analysis carried out did not identify any change to the accounting treatment used for contracts signed also in
application of IFRS 9.

Considering the foregoing, the Company has established that all existing hedging relationships that are currently
designated as effective hedges will continue to qualify for hedge accounting in accordance with IFRS 9.

Other adjustments

IFRS 9 requires that if the cash flow forecasts generated by a financial liability are subject to revision /
amendment, it is necessary to reflect the change by recalculating the amortized cost of the same and recognizing
any differences in the Income Statement.
During the first half of 2017 the IFRIC and the IASB confirmed that this provision is applicable also in cases
where the review of the expected cash flows from a liability is generated by a renegotiation of the contractual
terms of the same that (prior exceeding the so-called '10% test') does not entail the accounting derecognition.
At the methodological level, the calculation of the effects to be recognized in the Income Statement in the event of
a review of the future cash flows of the liability is determined as the difference between:
= The amortized cost of the original liability on the renegotiation date (pre-renegotiation contractual
features);
= The Net Present Value (NPV) of the new expected contractual flows (post-renegotiation), excluding any

new costs incurred in the renegotiation phase, discounted based on the original internal rate of return

(IRR) (i.e. prior to renegotiation).
The carrying amount of the new liability is subsequently adjusted for any fees or costs incurred during the
renegotiation (with consequent modification of the IRR).
If this accounting approach has not already been applied in accordance with IAS 39 (which effectively allowed
the possibility of modifying the IRR because of the changes made to the contractual flows without immediate
impacts on the Income Statement at the renegotiation date) IFRS 9 requires the retrospective application of the
new provisions (with consequent adjustment of the book value of the renegotiated liabilities existing at the date of
first application).
The value of the liabilities subject to renegotiation and in place at December 31%, 2017 will be recalculated in
application of the new calculation approach defined by IFRS 9 and, when the balances are re-opened at January
1%, 2018, the difference compared to the carrying value ex. IAS 39 will be adjusted as a contra-item to
Shareholders' equity.
Based on the simulations carried out, the Company will not have expected significant impact on the opening
Shareholders' Equity at January 1%, 2018.
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IFRS 15 Revenue from contracts with customers

IFRS 15 was issued in May 2014, and amended in April 2016, and establishes a five-step model to account for
revenue arising from contracts with customers. Under IFRS 15, revenue is recognised at an amount that reflects
the consideration to which an entity expects to be entitled in exchange for transferring goods or services to a
customer. The new revenue standard will supersede all current revenue recognition requirements under IFRS.
Either a full retrospective application or a modified retrospective application is required for annual periods
beginning on or after January 1%, 2018. Early adoption is permitted.

The Company plans to adopt the new standard on the required effective date using the full retrospective method.
During 2016, the Company performed a preliminary assessment of IFRS 15, which was continued with a more
detailed analysis completed in 2017.

The Company operates in the real estate sector, through the acquisition and management of real estate properties
that generate rental income.

Leasing

The Company is characterized by investments in high quality real estate portfolios, concentrated mainly in
primary Italian cities, with high-profile tenants and long-term leases, including adequate safeguard clauses and
clauses that provide for the tenant to pay the costs and ordinary and extraordinary maintenance works. At present,
the rental revenues deriving from property investments are recorded based on the international accounting
standard IAS 17 (paragraph 50), the criterion representative of the temporal competence, based on the existing
leases.

Considering the current contractual structure and the sector practices adopted by the main competitors, the
Company has assessed that with the adoption of IFRS 15 there will be no significant effects on the financial
results.

Presentation and information required

The provisions of IFRS 15 regarding presentation and required disclosure are more detailed than those of the
current standards. The provisions relating to the presentation represent a significant change from the practice and
significantly increase the volume of disclosure required in the Company's financial statements, however in
consideration of the expected impacts from the application of the standard, these changes should not bring
significant changes for the Company.

IFRS 16 Leases

From January 1%, 2019, will come into application IFRS 16 setting out the principles for the recognition,
measurement, presentation and disclosure of leases and requires lessees to account for all leases under a single on-
balance sheet model similar to the accounting for finance leases under IAS 17. The standard includes two
recognition exemptions for lessees — leases of ’low-value’ assets (e.g., personal computers) and short-term leases
(i.e., leases with a lease term of 12 months or less). At the commencement date of a lease, a lessee will recognise a
liability to make lease payments (i.e., the lease liability) and an asset representing the right to use the underlying
asset during the lease term (i.e., the right-of-use asset). Lessees will be required to separately recognise the
interest expense on the lease liability and the depreciation expense on the right-of-use asset.

Lessees will be also required to remeasure the lease liability upon the occurrence of certain events (e.g., a change
in the lease term, a change in future lease payments resulting from a change in an index or rate used to determine
those payments). The lessee will generally recognise the amount of the remeasurement of the lease liability as an
adjustment to the right-of-use asset.

Lessor accounting under IFRS 16 is substantially unchanged from today’s accounting under IAS 17. Lessors will
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continue to classify all leases using the same classification principle as in IAS 17 and distinguish between two
types of leases: operating and finance leases. IFRS 16 also requires lessees and lessors to make more extensive
disclosures than under IAS 17.

It should be note that the Company has leasing contracts for IT equipment, which do not fall within the scope of
the principle, and a lease contract relative to the registered office. In fact, on July 21%, 2017, COIMA RES signed
a lease contract for the new registered office in Piazza Gae Aulenti no.12. The agreement provides for a six-year
term renewable twice with an annual rent of approximately Euro 94 thousand. In consideration of the fact that
COIMA RES has invested a significant amount for the fitting out of the new premises, it is appropriate to consider
the duration of the lease contract over twelve years.

The first year of adoption of IFRS 16 will entail the registration of an activity for the right of use (c.d. right of use)
equal to Euro 715 thousand and a liability for leasing equal to Euro 688 thousand. In subsequent years, the
Company will generally recognize the amount of the remeasurement of the lease liability as a correction of the
right to use the asset and account for the effects on the income statement, separately recognizing the financial
charges of the liability and amortization of the use.

In 2018, the Company will continue to define the potential effects of IFRS 16 on its financial statements.
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Amendments to financial statements

The financial statements as at December 31%, 2017, show a statement of profit / (loss) for the year which
separately represents the net profits deriving from the lease, the net revenues deriving from the disposal of the
properties and the costs relating to the ordinary operations of the Company. This exposure, commonly adopted by
companies operating in the real estate sector, makes it possible to better represent the profitability of investments
based on the nature of the activities carried out. For this reason, it was considered appropriate to re-enter the
comparative data relating to the profit / (loss) for the financial statements as of December 31%, 2016, in order to
make the amount presented in the two reference periods comparable.

The main reclassifications made to the statement of profit / (loss) for the year ended December 31%, 2016 are
shown below. It should be noted that the adoption of the new statement of profit / (loss) for the year has no
resulted in changes or adjustments in the result of the previous year.

In order to illustrate the changes made below, the reconciliation table and the related tables are shown below:

Consolidated statement of profit published as at December

31%. 2016 Notes Reclassified income statement item December 31%, 2016
(in Euro)

Rents 6,919,915

Revenues 7,541,395 (a)
Net real estate operating expenses 621,480
Other revenues 9,898 Other revenues 9,898
Net real estate operating expenses (739,686)

Costs of terial and . (4,309,404) (b)
osts ol raw materal and services General and administration expenses (3,569,718)
Personnel costs (954,618) (c) General and administration expenses (954,618)
Net real estate operating expenses (411,602)
General and administration expenses (66,533)

Oth i (785,336) (d)
Cr operaling expenses Other operating expenses (301,214)
Financial expenses (5,987)
Amortisation, depreciation and write-downs (4,475,435) Net depreciation (4,475,435)
Adjustment to fair value of property 2,718,140 Adjustment to fair value of property 2,718,140
Net operating income (255,360) | | Net operating income (255,360)
Income/(losses) from subsidiaries 10,853,242 Income/(losses) from subsidiaries 10,853,242
Financial income 466,471 Financial income 466,471
Financial expenses (2,228,391) Financial expenses (2,228,391)

| Profit before tax | 8,835,962 | | Profit before tax | 8,835,962 |
Income tax - Income tax -
| Profit for the period | 8,835,962 | | Profit for the period | 8,835,962 |

(a) At December 3 1%, 2016, the item revenues includes Euro 6,920 thousand of rents and Euro 621 thousand
in revenues from reversal of property management charges. These amounts, in the new statement of
profit / (loss) for the year, have been reclassified separately in the item rents and net real estate
operating expenses,

(b) The item costs for raw materials and services includes Euro 740 thousand of management expenses of
real estate assets (property management commissions, maintenance, utilities, insurance policies) and
Euro 3,570 thousand related costs to the corporate structure (legal, administrative and business
consultancy, governance and control functions, IT services, auditing, marketing). The first one have
been reclassified in the item net real estate operating expenses and the residual amount in the item
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general and administration expenses,

(c) Personnel costs, amounting to Euro 955 thousand, have been totally reclassified in the item general and
administration expenses,

(d) Other operating expenses include Euro 412 thousand for property taxes (IMU, TASI, stamp duties)
relating to the real estate portfolio, Euro 67 thousand for costs relating to the Company's ordinary
operations (membership fees, roadshow costs, other administration charges), Euro 301 thousand other
management charges (including the fair value adjustment of the financial instrument) and Euro 6
thousand exchange losses and bank commissions. The amounts described above were reclassified
respectively to the net real estate operating expenses, general and administration expenses, other
operating expenses and financial expenses.

The different exposure of the original items of the statement of profit / (loss) for the year and the changes made
led to the separation of management costs of the real estate portfolio, net of revenues from re-charges, and costs
related to the corporate structure, in order to represent separately the profitability of investments and costs related
to the Company's operating structure.

37. Operating segment

In this section breakdown by operating segment and by geographical area is not exposed because at December
31*, 2017, the Company owns two properties (Vodafone Village and Monte Rosa) located in Milan and leased for
office use.

38. Rents

(in thousands Euro) December 31%, 2017 December 31%, 2016
Vodafone Village 13,877 6,920
Monte Rosa 677 -
Rents | 14,554 | 6,920 |

The item rents increased by Euro 7,634 thousand compared to the previous year. This increase is mainly
attributable to the acquisition of Monte Rosa 93, completed on October 24th, 2017, and to the rents of Vodafone
Village, acquired on June 30", 2016.
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39. Net real estate operating expenses

The net real estate operating expenses amount to Euro 1,091 thousand and are detailed as follows:

(in thousands Euro) Vodafone Village Monte Rosa 93 Decelznoble;‘ 3, Decex;‘;eﬁr 31,

Recovery of costs from tenants 1,275 159 1,434 621
Property management fee (208) (10) (218) (104)
Maintenance and service charges (199) (64) (264) (70)
Utilities (962) (50) (1,012) (539)
Insurance (59) 4) (63) (26)
Property tax (IMU) (694) (75) (769) (347)
Property tax (TASI) 47) (6) (53) (23)
Stamp duties (139) (%) (144) (41
Other real estate costs 2) (1) 3) O]
Net real estate operating expenses (1,035) (56) (1,091) (530)

These costs, net of the recovery of expenses from tenants, show an increase of Euro 561 thousand compared to the
previous year, mainly due to the effect on annual basis of maintenance costs, operating costs and taxes on the
ownership of Vodafone Village.

The costs relating to Monte Rosa contributed to a minimal extent as the property was acquired by the company in
the fourth quarter of 2017.

40. General and administration expenses

The table below shows the general and administration expenses as at December 31%, 2017.

(in thousands Euro) December 31%, 2017 December 31%, 2016

Asset management fee (2,775) (1,831)
Legal, administrative and technical consulting costs (1,478) (955)
Personnel costs (1,068) (768)
Governance and other control functions (190) (142)
Audit (298) (207)
Communication, marketing and PR (28) (18)
Independent property valuation (141) (183)
IT service (301) (289)
Other operating expenses (331) (198)
General and administration expenses (6,610) (4,591)

This item includes costs relating to the normal operations of the Company, including personnel costs, expenses
relating to governance, fees of the independent auditors and external consultants, marketing expenses and IT
assistance.
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The increase of Euro 2,019 thousand compared to the previous year is mainly due to:
- higher asset management fees, calculated on the consolidated NAV net of management fees that COIMA
SGR accrues for the management of the Funds;
- the increase in personnel costs, following the hiring of new employees;
- higher consultancy costs for corporate services, including corporate broking, legal function, specialist;
- other costs related to office management and corporate insurance.

41. Other operating expenses

Other operating expenses, amounting to Euro 74 thousand (Euro 301 thousand at December 31%, 2016), mainly
include corporate taxes, contingent liabilities, postal expenses and other administrative costs.

This item also includes the decrease of the fair value of the financial instrument granted to some executive
directors and key managers for an amount of Euro 148 thousand.

42. Net depreciations

(in thousands Euro) December 31%, 2017 December 31%, 2016

Amortisations and write-downs of other fixed assets (1) (€))]
Depreciations of COIMA CORE FUND IV (1,194) (4,475)
Net depreciations | (1,205) | (4,475) |

The amount of Euro 1,205 thousand mainly refers to the value adjustment of the equity investment in the COIMA
CORE FUND IV. This adjustment was made on the basis of the impairment test carried out on December 31%,
2017, taking into consideration future cash flows and earnings recorded in previous financial years.

In particular, the net assets of the Fund were compared at December 31%, 2017, calculated in accordance with
international accounting standards, with the book value of the investment. The principal assets of the Fund are the
Deutsche Bank branches, which were valued at fair value on the basis of the evaluation report issued by the
independent expert Duff & Phelps REAG, and by cash. The Fund's liabilities consist of short-term trade payables
and therefore no considerations have been made. The fair value of the Fund's net assets as of December 31%, 2017,
calculated in accordance with international accounting standards, was therefore equal to Euro 138,831 thousand,
while the book value of the investment was Euro 140,025 thousand. The comparison of these two values caused
an adjustment of Euro 1,194 thousand. It should be noted that the reduction in value is essentially due to the
adjustment of the fair value of the properties and the distribution of profits relating to previous years, made by the
Fund during the last quarter of the 2017 financial year.

43. Net movement in fair value

The amount of Euro 3,344 thousand (Euro 2,718 thousand as at December 31%, 2016), refers to adjustments of
Euro 1,500 thousand on Vodafone Village and Euro 1,844 thousand on Monte Rosa. The value of such properties
is based on the evaluation reports prepared by the independent expert CBRE. For more details on the parameters
used by the independent expert to make their evaluations, please refer to note 47 - Real estate investments.
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44. Income from investments

(in thousands Euro) December 31%, 2017 December 31%, 2016
Income from Coima Core Fund IV 4,881 8,979
Income from MHREC Fund 3,459 1,874
Redemption of MHREC Fund’s units 3,033

Income from investments 11,373 10,853

Income from subsidiaries amounts to Euro 11,373 thousand and relates to the dividends distributed by the Funds
during 2017, as listed below:

= Euro 2,072 thousand on August 14th, 2017, from MHREC Fund;

= Euro 2,721 thousand on August 17th, 2017, from COIMA CORE FUND 1V;

=  Euro 1,387 thousand on December 18th, 2017, from MHREC Fund;

=  Euro 2,160 thousand on December 29th, 2017, from COIMA CORE FUND IV.

It should also be noted that on January 17", 2017, MHREC Fund repaid a portion of capital for a total of Euro
3,500 thousand, of which Euro 3,033 thousand for the Company.

45. Financial income and expenses

The breakdown of financial income and expenses is described below, which amount to Euro 537 thousand (Euro
466 thousand as of December 31%, 2016) and Euro 4,705 thousand respectively (Euro 2,234 thousand as of
December 31%, 2016).

Financial income mainly refers to interest accrued on the value of the VAT credit requested for reimbursement,
equal to Euro 466 thousand, and to the gross active interest accrued on liquidity, equal to Euro 68 thousand.

Financial expenses, amounting to Euro 4,705 thousand, mainly include interest expense accrued on the current

loan of Euro 4,494 thousand, the agency fee of Euro 30 thousand and the effect deriving from the fair value
adjustment of the instruments financial derivatives of Euro 164 thousand.

46. Current taxes
In accordance with the SIIQ regulations, the Company calculates income taxes arising from non-exempt activities,
using a tax rate of 24%.

As at December 31%, 2017, current taxes mainly refer to the taxation of interest income on bank accounts accrued
during the year.

47. Real estate investments

The changes in property investments as at December 31, 2017, are listed below

Other

(in thousands Euro) December 31%, 2016 Acquisitions T Revaluations December 31%, 2017

Vodafone Village 207,000 - - 1,500 208,500
Monte Rosa - 57,000 1,556 1,844 60,400
Real estate investments | 207,000 57,000 1,556 3,344 | 268,900
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The Monte Rosa property was purchased on October 24™, 2017, at a price of Euro 57,000 thousand plus taxes and
other accessory charges for the purchase of Euro 1,556 thousand.

The column revaluations refers to the evaluation reports made in accordance with to “RICS Valuation —
Professional Standards”, in with applicable law and with recommendations given by ESMA European Securities

and Markets Authority.

The table below gives the parameters used by the independent experts to make their valuations:

Independent Discounted | Discounted Gross cap Ll

Evaluation criteria rate rate
experts rate oy out rate
retraining forecast

Investment

Discounted cash

Vodafone CBRE Valuation flow 5.6% 6.6% 5.7% 1.4% 11
Monte Rosa CBRE Valuation g(‘;s"““ted gt 5.4% 6.9% 5.6% 1.4% 13.5

The valuation of the Vodafone real estate complex, shows an increase compared to the previous year's assessment
for Euro 1,500 thousand. This change is due to the compression of returns that is evident on the reference real
estate market and to the remodulation, based on the market research carried out by the independent expert, of the
unit values linked to the amounts adopted to calculate the market fees.

The property located in Via Monte Rosa, purchased on October 24th, 2017, underwent a revaluation of Euro 1,844

thousand compared to the acquisition value, in part inputable to the compression of yields that can be seen on the
real estate market and partly attributable to the purchase value at a value lower than that market.

48. Other tangible and intangible assets

Other tangible assets, amounting to Euro 351 thousand, mainly include the plants, furniture and fixtures acquired
by the Company during the year for the new headquarter.

The movements in other tangible assets at December 3 1%, 2017, are shown below:

(in thousands Euro) December 31%, 2016 Increase/(decrease) December 31%, 2017

Furniture and fixtures - 73 73
Installations - 284 284
Other tangible assets 4 1 5
Original costs 4 358 362
Furniture and fixtures - 2 (@)
Installations - (7) 7)
Other tangible assets (1) 1) (@)
Depreciation fund 1) 10) a1
Net book value 3 348 351

Other intangible assets, amounting to Euro 24 thousand, refer to administrative and accounting software in
implementation.
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49. Investments in subsidiaries

The table below shows the movements in subsidiaries as December 31%, 2017.

Revaluations /

(in thousands Euro) December 31%, 2016 Increase (Depreciations) December 31%, 2017
Coima Core Fund IV 140,025 - (1,194) 138,831
MHREC Fund 69,868 - - 69,868
Coima Res STINQ I 250 27,500 - 27,750
Investments in subsidiaries 210,143 | 27,500 (1,194) 236,449

Investments in subsidiaries amount to Euro 236,449 thousand, specifically:
= COIMA CORE FUND IV contributed by Qatar Holding before the IPO;
=  MHREC Fund acquired on July 27th, 2016, for a holding of 86.67%;
= COIMA RES SIINQ I, vehicle established on September 29", 2016.

The column called increase relates to the payment on the future capital increase account carried out by the
Company on January 13th, 2017, for COIMA RES SIINQ 1.

The value adjustment of COIMA CORE FUND 1V is due to the impairment test carried out on the investment,
already described in the previous paragraphs.

The main data relating to subsidiaries are shown below:

(i thousands Eur)
Coima Core Fund IV @ 100% 134,000 143,495 138,831
MHREC Fund ©" 86.7% 66,457 163,171 89,506
COIMA RES SIINQ I 100% 250 54,817 35,033

) The amounts include 2017 results.
) The amounts reported are calculated in accordance with International Accounting Standards.

50. Investments in associated companies

The item investments in associates relates exclusively to the investment in the Porta Nuova Bonnet Fund,
described below.

(in thousands Euro) December 31%, 2016 Recalls December 31%, 2017
Porta Nuova Bonnet Fund 13,214 643 13,857
Investments in associated companies 13,214 643 13,857

The item recalls refers to the amounts paid by the Company during the year in view of the costs to be incurred for
the development of the project. In particular, the recalls of the Fund were made on June 12™, 2017 for Euro 464
thousand and on November 24th, 2017 for Euro 179 thousand.
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51. Available for sale financial assets

The increase in available for sale financial assets, amounting to Euro 1,492 thousand, relates to a temporary
investment of part of our excess cash into certain investment funds through an investment mandate entrusted to
the company Pictet. The available for sale financial assets have been valued at fair value, in accordance with IAS
39.

At the date of these financial statements, all funds in the portfolio have a market price.

52. Non-current deferred tax assets

Non-current deferred tax assets, amounting to Euro 3 thousand as of December 31%, 2017, mainly refer to change
in fair value of available for sale financial assets.

53. Derivatives

The amount of Euro 377 thousand (Euro 611 thousand as at December 31, 2016) relates to the four existing
derivatives contracts signed to hedge the financial flows relating to the mortgage funding. The hedging involves
60% of the Senior Line.

The fair value adjustment of derivatives, amounting to Euro 234 thousand, was accounted for the intrinsic
component in equity, in the related negative valuation reserve (Euro 70 thousand) and for the time component in
the income statement under the item "financial expenses" (Euro 164 thousand) in compliance with the accounting
standard TAS 39 Financial Instruments: Recognition and Measurement.

The hedging strategy adopted by the Company is to be an upper limit on the cost of financing for the part covered.
The Company recorded hedging transactions based on hedging accounting verifying the effectiveness of the same.
In order to test the effectiveness of derivatives, the hedged item is identified at the time of hedging, with a
hypothetical derivative. This derivative must perfectly cover the risks caused by exposure in contractual and
underlying terms (notional. indexing. etc.). Finally, the hypothetical signing must take place under market
conditions at the start of the hedging relationship. In order to verify the efficacy of the derivative, it was
performed the prospective and retrospective test, which are effective to 100%.

The valuation of derivatives at fair value considered some potential adjustments to be made as a result of the
deterioration of the bank counterparties or of the Company itself, also taking into consideration any guarantees
given by the Company to the Banks.

54. Trade and other non-current receivables

On October 20th, 2017, the Company collected Euro 38,000 thousand of VAT refund request on 2016 to the
Inland Revenue Agency, resulting from the acquisition of Vodafone property.

The cash received by the Company, equal to Euro 38,000 thousand plus interest accrued at 2%, was used to fully
repay the VAT loan.
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55. Trade and other current receivables

The breakdown of trade and other current receivables as of December 31%, 2017 is given below:

(in thousands Euro) December 31%, 2017 December 31%, 2016

Receivables from tenants

Trade receivables 158 6
Tax receivables 2,948 5,916
Advance payment - 52
Other advance - 1.000
Other current activities 237 3.445
Prepayments and accrued income 584 270
Other current receivables 3,769 10,683
Trade and other current receivables 3,927 10,689

This item mainly includes receivables deriving from the Company's VAT payment of Euro 2,930 thousand,
prepayments relating to insurance of Euro 487 thousand and other receivables related to advances to suppliers, of
Euro 237 thousand.

The decrease of Euro 6,762 thousand compared to the previous year is due to the VAT receivable, used to offset
other taxes and duties, the collection of the proceeds from COIMA CORE FUND IV of Euro 3,305 thousand and
the repayment of Euro 1,000 thousand in respect of the down payment for the purchase of Deruta.

56. Cash and cash equivalents

Cash and cash equivalents, amounting to Euro 18,506 thousand, are held at the following institutions:

(in thousands Euro) December 31%, 2017 December 31%, 2016

Banca Passadore 12,543 3,145
Intesa San Paolo 4,949 5,244
Banco Popolare - 33,554
Banco Popolare - Time Deposit - 55,000
Pictet 1,014 -
Cash and cash equivalents 18,506 96,943

Intesa Sanpaolo includes three pledged current accounts and an unpledged account called distribution account
which were opened following the signing of the loan agreement. The unpledged account includes the amounts that
the Company may freely use after the quarterly review of the loan agreement covenants.

In November, the Company closed the current account held with Banco Popolare following the investment of
available cash, used to conclude the acquisition of the building located in Milan, via Monte Rosa 93. It should be
noted that the time deposits had been originally stipulated for an amount of Euro 200,000 thousand. This amount

has gradually been exhausted because of subsequent investments made by the Company.

The amount exposed to Pictet refers to a part of the liquidity waiting to be invested.
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57. Shareholders’ equity

Shareholders' equity at December 31%, 2017, amounts to Euro 367,486 thousand (Euro 358,589 thousand as at
December 31%, 2016) and its breakdown is shown in statement of changes in shareholders’ equity.

The capital stock comprises 36,007,000 ordinary shares with no nominal value.

The legal reserve includes the part of profits that, according to the provisions of art. 2430 of the Italian Civil
Code, cannot be distributed as dividends. The reserve has not yet reached the amount required by law.

The valuation reserve, amounting to Euro 17 thousand, relates to the change in the fair value of the derivative
contracts signed to hedge the cash flows of the current loan and the financial assets available for sale.

The interim dividend of Euro 3,240 thousand refers to the 2017 interim dividend payment of Euro 0.09 for each
outstanding share on the ex-dividend date, resolved on October 25™ 2017, by the Board of Directors pursuant to
art. 2433-bis, paragraph 5, of the Italian Civil Code and paid on November 15", 2017, with an ex-coupon date set
for November 13", 2017.

The table below shows the availability and distribution of the equity reserves at December 31, 2017:

Amount used in the three

(in thousands Euro) Amount LAEEHD 20 LA Dividends previous years
use amount
To cover For other
losses reason
Capital stock 14.451
Share premium reserve 335,549 A, B 335,549
Legal reserve 1,729 B
Interim dividend (3,240) (3,240)
Valuation reserve 17
Other reserves 2,718 (4,068) (320)

Profit / (loss) carried forward -

Profit / (loss) for the period 16,262
Total shareholders' equity 367,486 335,549 (7,308) (320) -
Amount unavailable for distribution 335,549

Amount available for distribution

Legend:

A for capital increase
B: to cover losses

C: for distribution

58. Bank borrowings and other lenders

December 31%,

(in thousands Euro) 2016 Admortised costs Reimbursements Reclassifications | December 31%, 2017
Financial loan 211,973 844 (42,063) (22,720) 148,034
Bank borrowings 211,973 | 844 (42,063) (22,720) 148,034

On June 29", 2016, the Company signed a syndicated loan agreement for a total of Euro 216,275 thousand with
the following banks: Banca IMI (Agent Bank), Unicredit, BNP Paribas and ING Bank, all with a 25%
participation in the total loan.
Originally the scope of the loan was to purchase of Vodafone Village and indirectly to refinance the acquisition of
the Deutsche Bank portfolio.

177 @



B SEPARATE FINANCIAL STATEMENTS AS AT DECEMBER 31°7, 2017

During the year, the Company repaid part of the loan originally divided into a Senior line of Euro 172,275
thousand and a VAT line of Euro 44,000 thousand. The latter was repaid for Euro 1,937 thousand in 2016 and for
Euro 42,063 thousand during the year, following the collection of the VAT amount received by the Inland
Revenue Agency on October 20" 2017.

The column reclassification refers to the portion of financing allocated to the bank branches subject to disposal,
reclassified to the item bank borrowings and other current lenders because of the proceeds deriving from the sale
transaction described in the paragraph 14 — Real estate investments, will be used to repay a portion of the
outstanding loan.

The LTV as at December 31%, 2017, is 48.2% of value of the real estate portfolio.

The table below summarises the financial details of the loan:

December 31%,
2017

Arrangement

(in thousands Euro) fee

Agency fee % hedge

Maturity Rate

Eur 3M

_ . . () th
COIMA RES - Senior Line 170,754 June 297, 2021 +180bps

90 bps 30 60%

) The amount includes Euro 22,720 thousand, which is the portion of loan reclassified in the item bank borrowings and other current lenders

Based on the terms of loan agreement, the Company signed four derivatives hedging contracts for 60% of the total
amount of the loan in the form of interest rate cap with 50 bps.
This transaction is a cash flow hedge and comes within the ambit of hedge accounting.

Note that the verification date of the financial covenants is on a quarterly basis, as contractually agreed. As at
December 31%, 2017 the indicators at that date are listed below:

o Test results as at
Covenant Limits SRERESEI S8

December 31%, 2017
LTV Portfolio <60% 49.4%
LTV Consolidated <60% 42.8%
ICR Portfolio >1.80x 5.4x
ICR/DSCR Consolidated >1.40x 4.1x

The above indicator respect the covenant agreement.

59. Deferred tax liabilities

Deferred tax liabilities, equal to Euro 7 thousand as at December 31%, 2017, refer to taxes calculated on the
change in fair value of financial assets available for sale.

60. Payables for post-employment benefits

Payables for post-employment benefits, equal to Euro 20 thousand (Euro 5 thousand as at December 31%, 2016)
concerns three employees of the Company.
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61. Provisions for risks and charges

The provision for risks and charges of Euro 123 thousand (Euro 125 thousand at December 31%, 2016) includes
the discounted value of the Long-Term Incentive granted to one employee. The incentive stipulates that the
employee should be paid if he still employed in the company on December 31%, 2018.

62. Trade and other non-current payables

Trade and other non-current payables include the fair value of the financial instrument granted to executive
directors and key managers. The instrument was issued by the Company and acquired by management for a
nominal value of Euro 1 thousand. As at December 31*, 2017 the instrument was revalued at Euro 243 thousand
(Euro 391 thousand as at December 31%, 2016) based on the evaluation report specifically prepared by an external
consultant.

The expert expressed its opinion regarding the fair market value of the financial instrument issued by the
Company for certain managers and directors based on the instrument regulations, of the fact that the Company is
listed and of the cash flows forecast in three different scenarios (worst, mid and base).

The valuation was made applying the financial criterion. This estimates the value of an asset as the sum of
expected financial flows, discounted at a rate expressing the systematic investment risk. The valuation model was
set as follows:
* the reference date was December 31%, 2017;
= the estimate was made first of all by assuming the expected annual cash flows from the Promote Fee over
the period 2018-2020. Average-weighted cash flows were considered in three separate scenarios (worst, mid
and base) prepared by the Company's management. For estimating the expected cash flows, the flows of the
three scenarios were weighted respectively by 5%, 5% and 90%. These probabilities have been elaborated
based on the knowledge of the business and of the hypotheses underlying the scenarios in question;
= for estimating the annual cash flows of the holders of the instrument, the average-weighted annual flows
deriving from the Promote Fee were 60%. This is in line with what is indicated above and provided for in
the instrument regulations;
= the average-weighted cash flows of the holders of the instrument have been discounted, at December 31%,
2017, at a discount rate expressing the average return expected on investments having a risk profile
comparable to that of the investment in the instrument. This discount rate, equal to 4.2%, was quantified
according to the CAPM ("Capital Asset Pricing Model") approach and is equal to the cost of the
Company's own capital, expressing the systematic (non-diversifiable) risk associated with the business
activities from which cash flows depend, in the last instance, those of the instrument.

The discount rate was estimated assuming the following parameters:

= risk-free rate of 0.53%. This figure is equal to the historical average of the returns (without considering
taxes) as of December 31%, 2017, of the Italian public debt securities with a residual maturity of 5 years;

= Beta coefficient of 0.59. In particular, the Beta coefficient of the Company was determined: (i) assuming
the average unlevered Beta (0.44) of a panel company carrying out activities comparable to those of
COIMA RES; (ii) re-levering such Beta (using i.e. “Hamada” formula) in order to consider the target
financial structure of COIMA RES, as presented by the management (i.e. ratio net funding position /
equity amounted to 45%);

= ERP of 6.27%. This figure corresponds to most recent measure of forward looking ERP compared to the
estimate date, deducted from empirical observations of the market.
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63. Trade and other current payables

The breakdown of trade payables and other current payables is given in the table below.

(in thousands Euro) December 31%, 2017 December 31%, 2016

Account payables 2,702 3,173
Invoices to be received 799 755
Trade payables | 3,501 | 3,928 |
Personnel payables 207 194
Security provider payables 54 78
Board of Directors payables - 20
Tax payables 54 29
Other payables 2

Accruals and deferred income 1,425 1,270
Other liabilities 1,742 1,591
Trade and other current liabilities 5,243 5,519

Account payables mainly include payables to COIMA SGR for asset management services provided during the
year, equal to Euro 1,744 thousand, and payables for the management and maintenance of buildings for Euro 526
thousand.

The invoices to be received are mainly made up of the pro-forma received by the consultants of the Company for
legal, tax and administrative advice (Euro 368 thousand), fees to the Board of Statutory Auditors, audit firm and
other control functions (Euro 218 thousand) and marketing and communication (Euro 48 thousand).

Deferred income relates mainly to the deferred rental for the Vodafone Village complex of Euro 1,273 thousand.
The remainder of the balance sheet item is mainly represented by payables to personnel for bonuses, to the tax

authorities and social security institutions for employee contributions.

64. Trade and other current payables

The amount of Euro 11 thousand mainly refers to payables for taxes produced by the non-exempt income.

65. Information on transfers of financial asset portfolios

The Company has not made any transfers between financial asset portfolios in 2017.

66. Information on fair value

IFRS 13 provides that:

. non-financial assets must be measured using the highest and best use method i.e. considering the best
use of the assets from the perspective of market participants;
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liabilities (financial and non-financial) and equity instruments (i.e. shares issued as consideration in a
business combination) must be transferred to a market participant as at the measurement date. In the
process of measuring the fair value of a liability it is necessary to identify the risk of default of the
counterparty, which also includes credit risk.

The general rules for preparing fair value measurement techniques should be adjusted based on the circumstances,

configured to maximize observable inputs and established pursuant to the measurement method used (multiples

method, income method and cost method):

1)
2)

3)

Adjusted based on the circumstances: measurement techniques must be applied consistently over time
unless there are more representative alternative techniques for the measurement of fair value

Maximise the observable inputs: inputs are divided into observable and unobservable, providing various
examples of markets from which fair values can be calculated

Measurement techniques of fair value are classified in three hierarchical levels according to the type of
input used:

= Level 1: inputs are quoted prices in active markets for identical assets or liabilities. In this case
the prices are used without any adjustments.

= Level 2: inputs are quoted prices or other information (interest rates, observable yield curves,
credit spreads) for similar assets and liabilities in active and inactive markets. For this case price
adjustments can be made based on specific factors of the assets and liabilities.

= Level 3: in this case inputs are not observable. The standard provides that it is possible to use the
latter technique only in this case. Inputs for this level include, for example, long-term currency
swaps, interest rate swaps, decommissioning liabilities undertaken in a business combination, etc.

The arrangement of these levels follows a priority hierarchy: attributing the maximum importance to level 1 and

minimum for level 3.

IFRS 13 provides that three different measurement methods can be used for the measurement of fair value:

the market approach method is based on prices and other important information for market
transactions involving identical or comparable assets and liabilities. The models used are the
multiples method and the matrix price method;

the income approach is achieved from the discounted sum of future amounts that will be generated by
the asset. This method allows to obtain a fair value that reflects the current market expectation of
such future amounts;

the cost method reflects the amount that would be required as at the measurement date to substitute
the capability of the service of the asset subject to measurement. Fair value will be equal to the cost
that a market participant would incur to acquire or build an asset of rectified comparable use (taking
into consideration the level of obsolescence of the asset in question). This method can be used only
when the other methods cannot be used.

Measurement techniques are applied consistently over time unless there are alternative techniques that allow a
more representative measurement of fair value. In the selection of measurement techniques, the assumptions used

for the determination of the assets or liabilities are particularly important.
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The comparison between the book value and the fair value of the Company's assets and liabilities as at December
31%, 2017 is given below.

December 31%, 2017 December 31*, 2016
(in thousands Euro)
Net book value Fair Value Net book value Fair Value

Real estate investments 268,900 268,900 207,000 207,000
Other tangible assets 351 351 3 3
Other intangible assets 24 24 - -
Investments in subsidiaries 236,449 236,449 210,143 210,143
Investments in associated companies 13,857 13,857 13,214 13,214
Available for sale financial assets 1,492 1,492 - -
Non-current deferred tax assets 3 3 - -
Derivatives 377 377 611 611
Trade and other non-current receivables - - 38,000 38,000
Trade and other current receivables 3,927 3,927 10,689 10,689
Cash and cash equivalents 18,506 18,506 96,943 96,943
Assets 543,886 543,886 576,603 576,603
Financial debts 170,754 173,736 211,973 214,369
Other liabilities 5,403 5,403 5,650 5,650
Financial instruments 243 243 391 391
Liabilities 176,400 179,382 218,014 220,410

The Company does not own capital instruments valued at cost.

The summary table below shows the hierarchy in the measurement of the fair value as at December 31%, 2017 and
December 31%, 2016.

December 31%, 2017
(in thousands Euro) Quo_ted prices in Observable inputs Uno'bservable
active markets (Level 2) inputs
(Level 1) (Level 3)

Real estate investments 268,900 - - 268,900
Other tangible assets 351 - - 351
Other intangible assets 24 - - 24
Investments in subsidiaries 236,449 - - 236,449
Investments in associated companies 13,857 - - 13,857
Available for sale financial assets 1,492 1,492 - -
Non-current deferred tax assets 3 - - 3
Derivatives 377 - 377 -
Trade and other current receivables 3,927 - - 3,927
Cash and cash equivalents 18,506 - - 18,506
Assets 543,886 1,492 377 542,016
Financial debts 173,736 - 173,736 -
Other liabilities 5,403 - - 5,403
Financial instruments 243 - 243

Liabilities 179,382 - 173,979 5,403
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December 31%, 2016

(in thousands Euro) Quo.ted iU Observable inputs Unobservable inputs
Total active markets (Level 2) (Level 3)
(Level 1)
Real estate investments 207,000 - - 207,000
Other tangible assets 3 - = 3
Investments in subsidiaries 210,143 - - 210,143
Investments in associated companies 13,214 - - 13,214
Derivatives 611 - 611 -
Trade and other non-current receivables 38,000 - - 38,000
Trade and other current receivables 10,689 - - 10,689
Cash and cash equivalents 96,943 - - 96,943
Assets 576,603 611 575,992
Financial debts 214,369 - 214,369 -
Other liabilities 5,650 - - 5,650
Financial instruments 391 - 391 -
Liabilities 220,410 214,760 5,650

67. Risks, guarantees and commitments

The risks which the company is subject and the relative mitigation are reported in the chapter 4 “Governance” -
How we manage the risks.
Regarding bank loans taken on by COIMA RES, the Company has agreed with the lending banks on the following
security package:
= first mortgage of Euro 432,550 thousand;
= pledge on the COIMA CORE FUND IV units;
= pledge on operating bank accounts linked to the loan agreement, with the exception of the account to
which any amounts distributed as dividends will be paid;
= disposal of receivables related to Vodafone Village rents, insurance claims and any other receivables
arising from disputes against consultants engaged for the due diligence on Vodafone Village.

As for the lease agreement signed on July 21%, 2017, with COIMA RES and Porta Nuova Garibaldi, managed by
COIMA SGR S.p.A., the Company has granted a guarantee to the landlord amounting to ca. Euro 25 thousand.

Regarding the VAT reimbursement, COIMA RES has granted a guarantee to the Italian Inland Revenue Agency
amounting to Euro 41,187 thousand.

The Company has a commitment of Euro 25,000 thousand to the Porta Nuova Bonnet Fund. Note that as of

December 31%, 2017, the Porta Nuova Bonnet Fund drew Euro 13,857 thousand and therefore has a residual claim
of Euro 11,143 thousand on the Company.
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68. Related party transactions

Related party transactions are listed below:

Related party Receivables Liabilities Income

Coima SGR S.p.A. - 1,744 - 2,775
Coima S.r.L. - 10 - 10
Coima Image S.r.l. - 2 - =
Porta Nuova Garibaldi Fund - 120 - 44
Managers - 30 - 243
Directors 46 243 - 445
Board of Statutory Auditors = 109 - 109
Others - - - 69
Coima Core Fund IV - - 4,881 -
MHREC Fund - - 6,492 -

Also note that the Company has signed the following service agreements with related parties in line with market
standards:
= Asset Management Agreement with COIMA SGR S.p.A.;
= Agreement with COIMA S.r.l. for the supply, by the latter, of development and project management
services, as well as property and facility management services;
= Lease agreement related to the new headquarter of the Company signed on July 21%, 2017, with Porta
Nuova Garibaldi Fund, managed by COIMA SGR S.p.A..

Publication of the audit fees pursuant to art. 149-duodecies of Consob Regulation
on May 14", 1999, n.11971

This table contains details of the fees paid to the independent auditors appointed to conduct the audit pursuant to
Legislative Decree no. 39 of January 27™ 2010, and to other entities in the network to which the independent
auditor belongs:

(in thousands Euro) Audit firm Fee
Auditing EY S.p.A. 190
Total 190

™ The fees refer to the Legal Audit of consolidated, interim condensed consolidated and separate financial statements of COIMA RES SIIQ and to the
limited review on the interim financial statements as of September 30", 2017, due for the purpose of obtaining the audit report for the interim
dividend of COIMA RES SIIQ pursuant to article 2433 bis of Italian Civil Code. Please note that such amount includes the fees, amounting to Euro
170 thousand, the expenses and the CONSOB contribution, amounting to Euro 20 thousand.
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CERTIFICATION BY THE CEO AND BY THE MANAGING DIRECTOR RESPONSIBLE
FOR THE PREPARATION OF THE CORPORATE ACCOUNTING DOCUMENTS

RELATING TO THE FINANCIAL STATEMENTS AT DECEMBER 31°7, 2017

pursuant to Article 154-bis, para. 5, of Legislative Decree no. 58 of February 24™, 1998 and

1)

2)

3)

Article 81-ter of Consob Regulation no. 11971 of May 14", 1999

We, the undersigned, Manfredi Catella, as Chief Executive Officer, and Fulvio Di Gilio, as Manager
responsible for preparing the financial reports of COIMA RES S.p.A. SIIQ, having also considered the
provisions of art, 154-bis, paragraphs 3 and 4, of the Legislative Decree No. 58 of February 24th, 1998,
hereby certify:
= the adequacy, with regard to the nature of the Company; and
= the effective application of the administrative and accounting procedures adopted in preparing the
financial statements,
In this regard, we also note that:
= the adequacy of the administrative and accounting procedures adopted in preparing the financial
statements has been verified by means of the evaluation of the internal control system on the
financial information,
= no material aspects have been detected from the evaluation of the internal control system on the
financial information,
We also certify that:
The financial statements:
= have been prepared in accordance with the international financial reporting standards recognized in
the European Union under the EC Regulation 1606/2002 of the European Parliament and of the
Council of July 19", 2002;
= are consistent with the entries in the accounting books and records;
= are capable of providing a true and fair representation of the assets and liabilities, profits and losses
and financial position of the issuer,
The report on operations provides a reliable analysis of performance and results of operations, and the
company's situation, as well as a description of the main risks and uncertainties which the company is
exposed,

The report on operations also includes a reliable analysis on the information regarding the relevant transactions

with related parties,

Milan, February 21%, 2018

Chief Executive Officer Manager responsible for preparing the Company’s

M\ P, |

' Manfredi Catella

[This certification has been translated from the original which was issued in accordance with Italian legislation]
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INDEPENDENT AUDITORS’ REPORT

EY Sp.A. Tel: +39 02 722121
Via Meravigil, 12 Fax: +38 02 722122037
20123 Milano ey.com

Bullding 2 better

working world

Independent auditor’s report in accordance with article 14 of
Legislative Decree n. 39, dated 27 January 2010 and article 10 of EU
Regulation n. 537/2014

(Translation from the original Italian text)

To the Shareholders of
COIMA RES S.p.A. SIIQ

Report on the Audit of the Financial Statements

Opinion

We have audited the financial statements of COIMA RES S.p.A SIIQ (the “Company™), which comprise
the statement of financial position as at December 31 2017, and the statement of profit/(loss) for
the year, the statement of other items in the comprehensive income statement, statement of changes
in shareholders' equity and cash flows statement for the year then ended, and notes to the financial
statements, including a summary of significant accounting policies.

In our opinion, the financial statements give a true and fair view of the financial position of the
Company as at December 31* 2017, and of its financial performance and its cash flows for the year
then ended in accordance with International Financial Reporting Standards as adopted by the
European Union and with the regulations issued for implementing art. 9 of Legislative Decree n.
38/2005.

Basis for Opinion

We conducted our audit in accordance with International Standards on Auditing (ISA Italia). Our
responsibilities under those standards are further described in the Auditor's Responsibilities for the
Audit of the Financial Statements section of our report.

We are independent of the Company in accordance with the ethical and independence requirements
applicable in Italy to audit of financial statements. We believe that the audit evidence we have
obtained is sufficient and appropriate to provide a basis for our opinion.

Key Audit Matters

Key audit matters are those matters that, in our professional judgment, were of most significance in
our audit of the financial statements of the current period. These matters were addressed in the
context of our audit of the financial statements as a whole, and in forming our opinion thereon, and
we do not provide a separate opinion on these matters.

We have identified the following key audit matter,

EY SoA.
Sede Legale: Via Po, 32 - 00108 Roma

Cazltaie Sociele Colberato Euro 3.250.000,00, soltascrita o vwevato Euro 3,100.000,00 Ly,

Iscritta aka 5.0. del Registro cebe Imzrens sresso s C,.C.LAA, 0l Roma

Cedice fiscaw » sumero d! Iscrizione Q0434000584 - sumero R.EA, 240004

P.IVA DORP1231003

Iscritta al Registro Revisori Logal ol =, 70545 Pudbiicato sula .U, Supal 13+ 1% Secle Speciale ced 17/2/1958
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Conssb al progressive n 2 deliters . 10631 del 18/7/1997
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Key Audit Matter

Audit Response

Valuation of real estate portfolio

Investment properties are stated at fair value in
accordance with International Financial
Reporting Standards IAS 40 Investment
properties, recognizing the effects of changes
of fair values in the income statement.
Management has estimated fair value based on
the reports prepared by independent experts.

The fair value estimate involve the use of fair
value models which require forecasting future
costs and revenues of each property and the
use of assumptions about the occupancy rate of
properties, the markets trends of real estate
and financlal markets as well as the general
economic conditions that affect the rent and the
reliability of the tenants.

Considering the relevance of the investment
properties stated at fair value and of changes in
fair value between accounting periods, as well
as the judgment required by Management in
assessing the above mentioned assumptions
used In the fair value models, we have
considered this item as a key audit matter.

The paragraph “Main balance sheet items" of
the notes to the financial statements, describes
the process adopted to select the independent
experts and the fair value models.

Our audit procedures in response to this key
audit matter relate to, amongst others, the
analysis of the company’s procedure related to
the selection of the independent expert
appointed in order to prepare a fair value
estimate, the tracing of these amounts with the
balance sheet figures, the critical review and
discussion with Management and independent
experts of the main market assumptions and,
also with the support of our real estate experts,
detail testing of the reports prepared by the
independent experts.

Finally, we have examined the disclosures
provided in the notes to the financial
statements.

Responsibilities of Directors and Audit Committee for the Financial Statements

The Directors are responsible for the preparation and fair presentation of the financial statements in
accordance with International Financial Reporting Standards as adopted by the European Union and
with the requlations issued for implementing art. 9 of Legislative Decree n. 38/2005, and, within the
terms provided by the law, for such internal control as they determine is necessary to enable the
preparation of financial statements that are free from material misstatement, whether due to fraud or
error.

In preparing the separated financial statements, the Directors are responsible for assessing the
Company’s ability to continue as a going concern, disclosing, as applicable, matters related to going
concern and using the going concern basis of accounting unless they either intend to liquidate the
Company or to cease operations, or have no realistic alternative but to do so.
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The Audit Committee is responsible, within the terms provided by the law, for overseeing the
Company's financial reporting process.

Auditor’s Responsibilities for the Audit of the Financial Statements

Our objectives are to obtain reasonable assurance about whether the financial statements as a whole
are free from material misstatement, whether due to fraud or error, and to issue an auditor's report
that includes our opinion. Reasonable assurance is a high level of assurance, but is not a guarantee
that an audit conducted in accordance with International Standards on Auditing (ISA Italia) will always
detect a material misstatement when it exists. Misstatements can arise from fraud or error and are
considered material if, individually or in the aggregate, they could reasonably be expected to influence
the economic decisions of users taken on the basls of these separated financial statements.

As part of an audit in accordance with International Standards on Auditing (ISA Italia), we have
exercised professional judgment and maintained professional skepticism throughout the audit. We
have also:

¢ identified and assessed the risks of material misstatement of the financial statements,
whether due to fraud or error; designed and performed audit procedures responsive to those
risks, and obtained audit evidence that is sufficient and appropriate to provide a basis for our
opinion. The risk of not detecting a material misstatement resulting from fraud is higher than
for one resulting from error, as fraud may involve collusion, forgery, intentional omissions,
misrepresentations, or the override of internal control;

e obtained an understanding of internal control relevant to the audit in order to design audit
procedures that are appropriate in the circumstances, but not for the purpose of expressing
an opinion on the effectiveness of the Company's internal control;

« evaluated the appropriateness of accounting policies used and the reasonableness of
accounting estimates and related disclosures made by the Directors;

* concluded on the appropriateness of Directors' use of the going concern basis of accounting
and, based on the audit evidence obtained, whether a material uncertainty exists related to
events or conditions that may cast significant doubt on the Company's ability to continue as a
going concern. If we conclude that a material uncertainty exists, we are required to draw
attention in our auditor’s report to the related disclosures in the financial statements or, if
such disclosures are inadequate, to evaluate that circumstance while forming our opinion. Our
conclusions are based on the audit evidence obtained up to the date of our auditor’s report.
However, future events or conditions may cause the Company to cease to continue as a going
concern;

¢ evaluated the overall presentation, structure and content of the financial statements,
including the disclosures, and whether the financial statements represent the underlying
transactions and events in a manner that achieves fair presentation.

We have communicated with those charged with governance, as properly identified in accordance with
ISA Italia, regarding, among other matters, the planned scope and timing of the audit and significant
audit findings, including any significant deficiencies in internal control that we identify during our
audit.
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We have provided those charged with governance with a statement that we have complied with the
ethical and independence requirements applicable in Italy, and we have communicated with them all
matters that may reasonably be thought to bear on our independence, and where applicable, related
safeguards.

From the matters communicated with those charged with governance, we have determined those
matters that were of most significance in the audit of the financial statements of the current period
and are therefore the key audit matters.

Other information pursuant to article 10 of EU Regulation n. 537/14

We were initially engaged by the shareholders of COIMA RES S.p.A. SIIQ on February 1% 2016 to
perform the audits of the financial statements of each fiscal year from December 31, 2016 to
December 31, 2024,

We declare that we did not provide prohibited non audit service, referred to article 5, par. 1, of EU
Regulation 537/2014, and that we remained independent of the Company in conducting the audit.

We confirm that the opinion on the financial statements included in this report is consistent with the
content of the additional report, prepared in accordance with article 11 of the EU Regqulation n.
537/2014, submitted to the audit committee.

Report on other legal and regulatory requirements

Opinion pursuant to article 14, par. 2, subpar. e), of D. Lgs. 39/10 and of article
123-bis, par. 4, of D. Lgs. 58/98

The Directors of COIMA RES S.p.A. SIIQ are responsible for the preparation of the Report on
Operation and of the Report on Corporate Governance and Ownership Structure of COIMA RES S.p.A
SIIQ as at December 31%* 2017, including their consistency with the related financial statements and
their compliance with the applicable laws and requlations.

We have performed the procedures required under audit standard (SA Italia) n. 7208, In order to
express an opinion on the consistency of the Report on Operations and of specific information
included in the Report on Corporate Governance and Ownership Structure as provided for by article
123-bis, paragraph 4, of Legislative Decree n. 58, dated 24 February 1998, with the separated
financial statements of COIMA RES S.p.A SIIQ as at December 31% 2017 and on their compliance with
the applicable laws and regulations, and in order to assess whether they contain material
misstatements.

In our opinion, the Report on Operation and the above mentioned specific information included in the
Report on Corporate Governance and Ownership Structure are consistent with the financial
statements of COIMA RES S.p.A SIIQ as at December 31% 2017 and are compliant with the applicable
laws and regulations.

189 W



B SEPARATE FINANCIAL STATEMENTS AS AT DECEMBER 31°7, 2017

W 190

EY

Building a better
working world

With reference to the assessment pursuant to art. 14, par. 2, subpar. e), of Legislative Decree n. 39,
dated 27 January 2010, based on our knowledge and understanding of the entity and its environment
obtained through our audit, we have nothing to report.

Milan, March 12, 2018

EY S.p.A.
Signed by: Aldo Alberto Amorese, Partner

This report has been translated into the English language solely for the convenience of
international readers.
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BOARD OF STATUTORY AUDITORS’ REPORT

COIMA RES S.p.A. SIIQ

STATUTORY AUDITORS' REPORT
TO SHAREHOLDERS' MEETING OF COIMA RES S.P.AI SIIQ
pursuant to art. 133 of Legislative Decree 58/1998 and art. 2429 of Italian Civil Code

Dear Shareholders,

the Board of Statutory Auditors of COIMA RES S.p.A. SIIQ (“COIMA RES” or
“the Company”) is required to report to the Shareholders Meeting, called to
approve the financial statements for the year ended December 31=, 2017,
regarding the audit conducted during the year pursuant to art. 153 of Legislative
Decree 58,/98 and art. 2429 et seq. of Italian Civil Code.

We noted that, in compliance with Legislative Decree n.58 of 1998, the supervisory
activities on the regular bookkeeping and of consolidated and separate financial
statements have been tasked by the auditing firm EY Sp.A, appointed by
Shareholders” Meeting of February 1=, 2016, whose reports - which contain no
qualifications or emphasis of matter - we refer you.

During the year ended December 31=, 2017 the Board of Statutory Auditors of
COIMA RES 5.p.A. SIIQ carried out the supervisory activities required by existing
law, in accordance with Supervisory Authorities recommendations and in
particular according to the key required to CONSOB with Communications n.
1025564 of April 6%, 2001 and subsequent supplements of 2003 and 2006, and also
in accordance with the code of good practice for listed entities for the Board of
Statutory Auditors suggested by the Italian National Association of Professional
Accountants.

Pursuant to Legislative Decree n.39 of January 27%, 2010 for the public interest
entities, which is your Company, the Internal Control and Auditing Committee
identifies with the Board of Statutory Auditors and therefore, during the period,
were carried out the supervisory activities mandated to the same, pursuant to art.
19 of the aforementioned Decree.

In this regard, we inform that, with effect from January 1=, 2017, the regulatory
provisions introduced by Decree no. 135/2016 as well as by EU Regulation
537/2014, which entailed strengthening the interaction between the auditors and

1
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the Board of Statutory Auditors, identified as “Internal Control and Audit
Committee” (also “CCIRC") at the time introduced into the regulation by Decree
n. 39/2010 and to which new tasks and responsibilities are assigned.

In particular, the amendments to the rules governing the statutory audit of the
separate and consolidated financial statements, aimed at strengthening the
quality of the audit and the independence of statutory auditors and independent
auditors assign new tasks and new responsibilities to the Board of Statutory
Auditors - also as regards the tasks assigned to the statutory auditor, not
specifically related to the auditing activity - as well as a different formulation of
the independent auditors' report on the financial statements for the year.

The Board of Statutory Auditors has verified the independence requirements of
its members and the auditing firm, as well as the proper procedures for
establishing the independence of Board of Directors with this qualification.

We report the following:

* We attended, with limited absences by some of its members, all meetings
of the Board of Directors during the year and obtained periodically
information from Directors as for activities and on the most significant
transactions performed by the Company. We also attended regular
meeting of Committees established in accordance with the Code of
Conduct, and in particular the Control and Risk Committee, also as
Related-Parties Committee, and Remuneration Committee.

* We supervised the activities of the Company entrusted to us by Art. 149 of
Single Act of Finance, through specific audits, regular meetings with
business leaders, with the Internal Control Committee, with the
Supervisory Board, with the heads of corporate functions, including
control, as well as through the information sharing with representatives of
the auditing firm.

* We assessed and supervised, as for our competence, the adequacy of the
internal control and the account administration system, as well as the
performance of detection and control system.

* We verified, through information collected by the auditing firm and the
executive responsible for the preparation of the accounting documents, the
compliance with legal regulation related to the preparation and setting of
consolidated and separate financial statements, as well as the Management

-
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Report, exercising the functions entrusted to us pursuant to art. 19 of the
Legislative Decree 39/10.

Our participation in Board of Directors’ meetings, the meetings with Control
Functions and with the manager of various business Functions, as well as the
examination of information flows provided by the same Functions, have enable to
us to obtain, in different segments, necessary and useful information on the
general business performance and on the outlook for operations, organization and
internal control system, risk management, and accounting system in order to
evaluate its suitability compared to business needs and operational reliability.
Thanks to the meeting with the internal control functions, we have received
adequate information on the internal control system and risk management.

The contacts with the Manager responsible for preparing Company’s financial
reports allowed a feedback on the activities carried out to verify the adequacy and
effectiveness of the control procedures relating to the administrative and
accounting system, on which it is confirmed that no such critical issues have
emerged to be brought to the attention of the Board of Directors.

As for the ways in which institutional tasks assigned were carried out to the Board
of Auditors, we inform you and give you act:

- to have acquired necessary knowledge to carry out audit activities for
aspects of its competence, on the adequacy of the Company’s
organizational structure, including links with subsidiaries, through direct
surveys, information gathering by managers of the Functions concerned,
exchanges of data and information with auditing firm;

- to have supervised the operation of internal control and accounts
administration system, in order to evaluate the adequacy to business needs,
as well as its reliability in providing an accurate picture of Company
operations, through direct surveys on business records, obtaining
information by managers of the Functions concerned, analysis of the results
of the work carried out by the auditing firm.

In compliance with the recommendations provided by CONSOB as for the content
of Board of Auditors” Report, we report the following:
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1. Considerations on the events and transactions carried out by the Company

that had significant impact on assets, financing and operating result, and
their compliance with By-laws and regulations

The Separate Financial Statement of COIMA RES S.p.A. SIIQ for the year 2017
recorded a profit of Euro 12,262 thousand, whose formation is described in detail
by the Board of Directors in its report, to which we refer you.

During the year 2017, the Company further focused its investment strategy and
strengthening the corporate governance. In particular, as for the significant
events of the year and as for their relevance, as fully described in the directors'
report, the Board reports the following.

* Investments

(i) On January 16%, 2017, COIMA RES concluded the agreement for the
purchase of the property in Milan, Via Deruta for an amount of Euro
46.0 million, including transaction costs of Euro 1.09 million. The gross
rent is approximately Euro 3.6 million a year.

(if) On October 24%, 2017, the Company purchased “off-market” an office
complex in Milan, Via Monte Rosa 93 for an amount of Euro 57.0 million,
including transaction cost for Euro 1.55 million. The gross rent is
approximately Euro 3.5 million a year.

e Disposals
On October 25%, 2017, COIMA RES has accepted, through COIMA CORE FUND
IV, a binding offer for the sale of a portfolio of 21 Deutsche Bank branches mainly
located in Campania, Puglia e Abruzzo for a price of Euro 38.0 million
substantially in line with the book value.

® Loan agreements
On April 12+, 2017, COIMA RES announced that MH Real Estate Crescita Fund
(“MHREC"), 86.7% owned by COIMA RES, refinanced Euro 73.0 million of debt
on two office buildings - Gioiaotto in Milan and Eurcenter in Rome. The
refinancing extended the previous maturity by 3.7 years, to 2022. A margin
reduction of 25 bps was achieved.
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Aboutloans contracted at the consolidated level, the Board of Statutory Auditors
reports that on January 16+, 2017, the wholly-owned company COIMA RES
Sp.A. SIINQ 1, has concluded a loan agreement for a total amount of Euro
20,000,000, with ING BANK N.V. - Milan Branch, for a period of 5 years, to
finance the acquisition of the real estate complex “Deruta”, with an annual
interest rate equal to 3M Euribor plus a spread of 1.6% for a year.

®  Lease agreements
On January 23+, 2017, COIMA RES has reported that “MHREC” Fund extended
the lease with NH Hotel Group. The new lease, in force from January 1=, 2017,
will run for nine years with no possibility to withdraw and renewal option for
further six years. The annual stabilized rent is approximately Euro 1.5 million,
with a potential increase based on the tenant’s annual turnover.

®  Reimbursement
On October 20%, 2017, the Italian Inland Revenue Agency reimbursed to the
Company Euro 38.7 million related to the VAT receivables incurred at the time
of the acquisition of the so called “Vodafone Village” in June 2016. The cash
received was deployed for the full repayment of the related VAT Line requested
at the time of the acquisition of the building.

*  Governance

As for the Governance, the Board of Statutory Auditors deems it appropriate to
point out that the Board of Directors, in the meeting held on April 26%, 2017,
appointed two new independent directors - Luciano Gabriel e Olivier Elamine
- to replace two executive directors. The two new directors are also members of
the Control and Risk Committee and the Remuneration Committee,
respectively.

Therefore, the Board of Directors is composed, at the date of the preparation of
this report, of seven independent directors, one non-executive director and one
executive director, in the person of the Chief Executive Officer.

Furthermore, the management has decided to propose annual appointment to
the Board of Directors at the next shareholders' meeting, rather than the current

three years.

w
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*  SIIQ Regime
The company takes advantage of the benefit for the application of the SIIQ tax
regime, subject to the condition that the company carried out via prevalent real
estate lease activity, starting from the year ended December 31+, 2016. The
special taxation regime provides that the income derived from the business of
real estate lease is exempt from corporate income tax (IRES) and the regional tax
on productive activities (IRAP) and the part of statutory profit corresponding
to it is subject to taxation for shareholders in the distribution in the form of
dividends, which may not be less than 70% of net profit.

The Board of Statutory Auditors, on the on the basis of the information acquired
and in the light of verifications carried out, has no comments or comments to
report on the specific point, in relation to compliance with the Law and Article
of Association of the operations carried out by the Company.

2. Atypical and unusual intercompany, third and related parties transactions

During our supervisory activities, we do not encounter atypical or unusual
transactions carried out between your Company and third parties.

2.1 Atypical and unusual related parties transactions
During our supervisory activities we did not notice atypical or unusual

transactions carried out with related parties.

2.2 Atypical and unusual third and related parties transactions
During our supervisory activities we did not notice atypical or unusual
transactions carried out with third and related parties.

2.3 Ordinary intercompany and related parties transactions
On May 13+, 2016, the Company, in accordance with Related Parties
Regulation n. 17221 approved by Consob of March 12%, 2010, as
subsequently amended, as well as according to directions and

6
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guidelines mentioned in Consob Communications n. DEM/10078683
of September 24, 2010, adopted the "Related Parties Transactions
Procedure" for the management, review, approval and market
disclosure of transactions carried out with related parties.

The Board of Directors provided information in the Notes of Financial
Statements, as for the ordinary transactions carried out with related
parties, which reference is made.

We report that these transactions are related to ordinary business
operations involving: i) COIMA SGR S.p.A. for providing services
included in the Asset Management Agreement and for the lease
agreement related to the headquarter of the Company; ii) COIMA SxL
for providing services included in the development & project
management agreement, as well as provision property & facility
management.

We also report that have been entered into transactions with related
parties that have generated interest income relating to dividends paid
by funds invested by the Company during the year 2017.

The Board of Statutory Auditors considers the procedures in compliance with
the principles set out in the Consob Regulation and has attended, during the
year 2017, all control and risk Committees” meeting in which the operations
were reviewed, ensuring compliance with the procedure adopted by the
Company.

. Comments about any emphasis of matter of Independent Auditors

On March 12%, 2018, the auditing firm EY Sp.A. has issued its Reports
unqualified and without emphasis of matter, pursuant to Art. 14 and 16 of
Legislative Decree n.39/2010 concerning the Separate Financial Statements and
Consolidated Financial Statements.

~J
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4. Complaints ex art. 2408 of the Civil Code.

During the year 2017, and up to the date of the Report, no complaints according
to art. 2408 of the Civil Code are occurred.

5. Presentation of claims

During the year 2017, and up to the date of the Report, no exposed to be
reported to Shareholders’ meeting are occurred.

. Supervisory and control activities performed by the Board of Statutory

Auditors in relation to the tasks assigned to it as "Internal Control and
Auditing Committee”

The Board of Statutory Auditors, identified as the "Internal Control and
Auditing Committee” (also "CCIRC"), took note of the deep evolution that
characterized the audit activity, through the Reform of the statutory audit of
the separate and consolidated financial statements of the companies,
implemented in accordance with EU Regulation n. 537/2014 (with Legislative
Decree No. 135/2016) and the Directive n. 2014,/56, whose amendments mainly
include:
- anew audit report, on both form and content;
- the substantial amendment in the Internal Control and Auditing
Committee Report;
- the expression of an opinion on the compliance with the law of the
management report, and the declaration on any significant mistakes (as
from the financial year ended December 31, 2017).

Therefore, in relation to the new and different tasks assigned to the Board of
Statutory Auditors, in its capacity as CCIRC, independent assessments of the
organizational controls were carried out, aimed at fully implementing the new
regulatory provisions, aimed at strengthening the quality of the audit and the
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independence of independent auditors and audit firms, in order to improve
market and investor confidence in financial information.

The regulatory amendments have involved, with particular reference to the
EIP, as COIMA RES, a strengthening of the interaction between auditors and
the CCIRC, with particular emphasis on maintaining the independence
requirement, also through constant monitoring of the activities carried out by
the independent auditor, distinguishing between audit services (Audit Service)
and other services (Non Audit Service) and, among the latter, distinguishing
between services admitted and services considered prohibited by art. 5 of the
aforementioned Regulation, where it is expressly provided that any task
entrusted to the Independent Auditor, which falls within the "Non Audit
Service", must be previously subject to the assessments and the expression of
an opinion by the CCIRC.

During the year 2017, the Board of Statutory Auditors, in particular regarding
the adequacy of the provision of services different from auditing of the entity,
in accordance with art. 5 of the EU Regulation, constantly verified and
monitored the independence of the Auditor, issuing appropriate and specific
opinions for any assignment entrusted and other than the auditing of the
financial statements.

However, as for the audit activity, the Board of Statutory Auditors, during the
many meetings held with the independent auditor EY:

a) has acquired information on the audits carried out by the auditing firm,
on the regular keeping of the company accounts and on the correct
reporting of operating events in the accounting records;

b) received from the Independent Auditor, pursuant to art 11 of EU
Regulation no. 537,/2014, the additional report for the Internal Control
and Auditing Committee, from which: i) there are no significant
deficiencies in the internal control system in relation to the financial
reporting process and / or accounting system, such as to be considered
sufficiently relevant to deserve to be brought to the attention of the
CCIRC; ii) no significant issues have been identified regarding
situations of actual or presumed non-compliance with laws and
regulations or with statutory provisions; iii) there has been no
limitation to the process of obtaining audit evidence; iv) no audit

9
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difference has been identified; v) no significant aspects related to
transactions with the related parties of the company have emerged,
such as to be communicated to the heads of governance activities.

) received from the same company, pursuant to art. 6, paragraph 2, letter
a) of EU Regulation 537/2014 and pursuant to paragraph 17 of ISA
Italia 260, its independence confirmation, reporting the total amount of
fees charged to the Company and its subsidiary.

Furthermore, the Board of Statutory Auditors examined the reports prepared
by the Independent auditor EY S.p.A. and issued on March 12+, 2018, whose
activity integrates the general framework of the control functions established
by the law with reference to the financial reporting process.

As anticipated, the text of the Audit Report, following the amendments of the
Audit Reform, has been deeply reviewed in terms of form and content, both as
for the certifications and the information, especially with regard to the so called
"Key Matter" of the audit, or those aspects considered most significant in the
context of the audit of the financial statements and the consolidated financial
statements.

As for the opinions and attestations, the Independent Auditors, in the Report
on the financial statements, have:

- issued an opinion stating that the financial statements of COIMA RES
give a true and fair view of the financial position of the Company as at
December 31+, 2017, of its financial performance and its cash flows for
the year then ended in accordance with the International Financial
Reporting Standards as adopted by the European Union, as well as
with the provisions issued pursuant to art. 9 of Legislative Decree no.
38/05 and of the art. 43 of Legislative Decree 136/15;

- issued an opinion on the consistency, which shows that the Business
Reports attached to the financial statements for the year ended
December 31*, 2017 and some specific information given in the
"Corporate Governance and the Company’s Ownership Structures
Report" provided for by art. 123-bis, paragraph 4 of the TUF, which is

10
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the responsibility of the directors of the Company, are prepared in
compliance with the law;

- declared, as for any significant mistakes in the Business Reports, based
on the knowledge and understanding of the company and the relative
context acquired during the audit, to have nothing to report.

The Board of Statutory Auditors has stated that the Independent Auditor, in
accordance with art. 10 paragraph 2 letter c¢) of EU Regulation 537/2014,
described the paragraph "Significant matters emerging from the audit" of its
Additional Report, the most significant assessed risks of relevant errors,
including the assessed risks of relevant errors due to fraud. As for the
identification of the Key Matters, it is noted that the same only concern the
valuation at fair value of the real estate portfolio. In this regard, the Board of
Statutory Auditors has been able to examine the audit procedures in response
to the Key Matters, agreeing with the audit aimed at mitigating any risks
deriving from the aspects considered significant.

7. Supervisory activities on the independence of external auditors

As said before, the Board of Statutory Auditors examined the report on the
independence of the external auditor, issued on March 12%, 2018 pursuant to
art 6, paragraph 2, letter a) of the EU Regulation 537/2014, and pursuant to
paragraph 17 of ISA Italia 260, that does not highlight situations which might
have compromised the independence or causes of incompatibility, pursuant to
art 10 and 17 of Legislative Decree no. 39/2010 and art 4 and 5 of EU
Regulation 537,/2014.

The table below, drawn up pursuant to art 149-duodecies of the CONSOB
Issuers Regulation (resolution No. 11971 of May 14*, 1999 and subsequent
amendments and additions), shows only the fees relating to 2017 for auditing
and other services provided by the auditing firm and by companies belonging
to its network.

11
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Anditing of Parert Corpany EVSpA 170
Anditing of subsidiary EYSpA 12
| Towl | I 132 |

The fees for the Parent Company's statutory audit relate to the limited review
of the Consolidated Half-Year Financial Statements as of June 30%, 2017, the
statutory audit of the Separate and Consolidated Annual Financial Statements
as of December 31*, 2017 and the limited review of the Financial Statements as
of September 30%, 2017 to issue the opinion on the distribution of interim
dividends pursuant to art. 2433 bis paragraph 5 of the Civil Code.

As for the amounts paid to the auditing firm, the Board of Statutory Auditors
notes that they are only related to auditing services, therefore it is not necessary
to carry out further assessments on the potential risks of independence of the
external auditor and of the safeguards applied pursuant to art. 22b of Directive
2006/43 / EC.

In view of the foregoing, as for the appointments assigned to EY and its
network by COIMA RES and the companies of the Group, the Board of
Statutory Auditors does not consider any critical issues regarding the
independence of the Auditor.

Supervisory activities on the administrative accounting and financial
reporting process

The art 19 of Legislative Decree No. 39/2010, in its new formulation,
establishes that the CCIRC is responsible for monitoring the financial reporting
process and presenting recommendations or proposals aimed to guarantee its
integrity.

Therefore, during the year the Board of Statutory Auditors monitored the
activities carried out by the Function of the Manager responsible for preparing
the Company's financial reports, with which he held periodic meetings,
examining the reference model that the Board deems to be able to provide

12



SEPARATE FINANCIAL STATEMENTS AS AT DECEMBER 31°7, 2017 B

reasonable assurance on the reliability of financial reporting, on the
effectiveness and efficiency of operating activities, on compliance with internal
laws and regulations.

Then, the Board examined the structure and content of the periodic reports,
prepared by the Manager Responsible for the Half-Year Report and the
Financial Statements, noting that the activities conducted to assess the
adequacy and effective application of the processes and functional procedures
to the financial information of COIMA RES, have enabled to support
adequately the certification required to the Chief Executive Officer and the
Company's Manager Responsible pursuant to art. 154 bis of Legislative Decree
58/98 (Consolidated Law on Finance, hereinafter "TUF").

In this regard, the Board of Statutory Auditors did not find evidence of
criticality or weaknesses that could undermine the adequacy and effective
application of the administrative accounting procedures, and, for their part, the
heads of the Independent Auditors, in the periodic meetings with the Board of
Statutory Auditors, they did not report elements that could undermine the
internal control system related to the same procedures.

9. Opinion issued pursuant to Law

In relation to what has already been reported in the paragraph concerning the
supervisory activities on auditing performed by independent auditors, during
the year 2017 the Board of Statutory Auditors did not issue further opinions.

10. Frequency of Board of Directors’ and Board of Statutory Auditors’ meeting

During the year 2017, the Board of Statutory Auditors held n® 14 meetings of
which n° 5 with the independent auditor and/or with the control functions; it
also attended n® 11 Board of Directors’ meeting, n° 10 Control and Risk
Committee’s meeting, n° 5 Compensation Committee’s meetings and also the
only Shareholders’ meeting held during the year.

13
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During the year 2018, the Board also met the Independent Auditor in two
preparatory meetings to finalize the reports attached to the financial statements.

11. Comments on compliance with principles of proper administration

The Board of Statutory Auditors monitored, for all aspects falling within its
competence, compliance with the principles of proper administration. The
activity of the Board of Statutory Auditors has been addressed to review the
legitimacy of Directors” decisions and their compliance, in the process of their
formation, with criteria of equity and financial economic rationality, according
to the technique and practice suggested by the best doctrine and best company
practices.

The Company is, in the opinion of the Board of Statutory Auditors, managed
in compliance with the Law and the Articles of Association rules.

The structure of powers and delegated powers - as designated - appear
adequate for the size and operation of the Company.

In particular, also as regards the Board of Directors resolution process, the
Board of Statutory Auditors assessed, even attending at the meetings, the
compliance with the Law and the Articles of Association of decisions taken by
Directors and verified that the resolutions were assisted by specific analyzes
and opinions prepared - if necessary - also by consultants, with particular
reference to economic and financial faimess of transactions and their
compliance with corporate interests.

This activity of the Board of Statutory Auditors took place without merit
control on the opportunity and convenience of management decisions.

There were no comments on compliance with the principles of proper
administration.

. Comments on the adequacy of the organizational structure

The Board of Statutory Auditors monitored, for all aspects falling within its
competence, Company’s organizational structure, through direct observations,

14
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hearings, gathering of information from the competent corporate functions and
meetings with the heads of the control functions.

Considering the specific model adopted, which provides Coima SGR as
outsourcer of the Company, the Board of Statutory Auditors has in particular
monitored the suitability of the information flow structure to ensure adequate
representation of business matters.

It is noted that, during the year, the administrative structure was strengthened
by hiring a new employee in the “Investor Relator” function and a new
employee in the administrative function.

As awhole, our reliability evaluation of the organizational structure is that this
is substantially adequate, needing a constant monitoring of the effectiveness of
the interaction between the two companies during the year.

13. Comments on the adequacy of the internal control system

COIMA RES has set up its own internal control system in order to maintain, in
line with the current legal and regulatory provisions: i) strategic control over
the different areas of business in which the Company operates and the different
risks related to activities; ii) a management control in order to ensure the
balance between economic, financial and capital conditions; iii) technical-
operational control aimed at evaluating the various risks.

The Board of Statutory Auditors examined the adequacy of the internal control
system directly through meetings with the heads of the various business areas,
through an ongoing dialogue with the Control Functions and attending the
meetings of Control and Risk Committee, regular meetings with the Director
responsible for the internal control system and management of risks, the
Manager responsible for preparing the Company’s financial reports and the
Independent Auditors, verifying that the system did not highlight significant
problems or facts or elements that should be reported here.

The Board of Statutory Auditors, as part of the tasks assigned, followed, also,
the various activities performed and was informed on the implementation of
business plans and results achieved, including coordination effectiveness of the
activities and information flows between the various parties involved.

15
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With regard to controls implemented by the Company to cover the risks to
which it is exposed, the Board of Statutory Auditors took note of how COIMA
RES has adopted an appropriate risk management and control mechanisms in
order to ensure an efficient and effective business processes management, and
to ensure the trustworthiness, accuracy, reliability and timeliness of financial
information as well as assets protection, compliance with laws and regulations,
the Articles of Association and internal procedures.

In this respect, the company adopted a regulation on internal control and risk

management, based on a traditional model with three levels of control:

= “line" controls (or "first level®), carried out by the operational units, aimed
at ensuring the proper performance of operations;

= “second level" controls, carried out by Risk Management Function and the
legal department, as well as the Compliance function, with the objective of
ensuring, inter alia: i) the proper implementation of the risk management
process; ii) compliance with the operational limits in place for the various
functions; iii) compliance with rules, including self-regulation, of
company's operations;

= “third level" controls, responsibility of Internal Audit function, in order to
identify violations of procedures and regulations as well as to periodically
assess completeness, adequacy, functionality (in terms of efficiency and
effectiveness) and reliability of the internal control system and information
system (ICT audit).

[n the first months of the current year Compliance function has been set up,

integrating its activities with the internal audit activities.

As for the organizational controls, the Board of Statutory Auditors also took

note of how the Company intends to regulate in a rigorous way the procedures

for carrying out its activities, by establishing, within the definition of the

strategic, industrial and financial plans, a specific statutory provision in terms

of risk-taking. In particular:

a) investment in a single property with urban and functional characteristics
should be limited to a maximum amount equal to 40% of the total value of
the Company’'s most recently approved budget;

16
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b) rents from a single tenant - or tenants belonging to the same group - may
not exceed 40% of the total amount of the Company's rents;

c) debt, net of cash and cash equivalents and financial receivables from the
parent company|may not exceed 70% of the total assets in the last approved
financial statements.

The Board of Statutory Auditors has finally taken note of the activities carried
out by the Supervisory Body, appointed to guarantee the adequacy, compliance
with and updating of the organization and management model pursuant to
Legislative Decree no. 231/01.

Based on the analyses and tests carried out in relation to the areas and functions
involved in internal audit activities, the Board of Statutory Auditors assesses as
substantially adequate the internal control system adopted.

14. Comments on the adequacy of the accounting system

The Board of Statutory Auditors has regularly monitored the functioning of the
system also through meetings with the Manager responsible for preparing the
Company’s financial reports, gathering information from the heads of the
relevant corporate departments, examining company documentation and
regular analysis of the outcome of the work performed by the Independent
Auditors, including the Half-Year Report of the Company.

With regard to the accounting information contained in the Financial
Statements and in the Consolidated Financial Statements as of December 31=,
2017, itis reported that the Chief Executive Officer and the Manager responsible
for preparing the Company's financial reports have certificated, without
qualification for the preparation of corporate financial statements, as well as in
relation to the Directors’ report on the reliability of performance and
management results, as well a description of the risks and uncertainties faced
by the Company and have also issued the prescribed certification under art. 81-
ter of CONSOB Regulation no. 11971/1999 and ssmm.

From the evaluation of the accounting and administrative system there are no
facts and circumstances likely to be mentioned in this report and it is believed
that the administrative and accounting function is sufficiently structured and

17
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appropriate to address the business needs shown during the year, both in terms
of resources used and in terms of professionalism and so it is able, therefore, to

properly reflect the Company's events.

15. Comments on the adequacy of the instructions given to subsidiaries

The Board acknowledges that it has examined the instructions given by the
Company to its subsidiary and to the Real Estate Alternative Investment Funds
of which the Company holds a significant participation, and that it considers
them adequate with respect to the financial disclosure requirements of the
parent company.

16. Adherence to the Corporate Governance Code

The Company has joined the standards included in the Corporate Governance
Code promoted by the Italian Stock Exchange and, on February 21=, 2018, the
Board of Directors approved the Corporate Governance’s annual report.

We note that:

(i) within the Board of Directors, with an advisory and prepositive role,
operates the Control and Risk Committee; about the role, tasks and
operation, see the specific chapter dedicated in the Corporate
Governance Report;

(i) the Board of Directors appointed Manfredi Catella, as Director in charge
of supervising the internal control and risk management system;

(i) ~ the Company set up the Remuneration Committee; the Company
decided not to set up a Nomination Committee;

(iv)  The Company also set up, in consideration of the business performed,
an Investment Committee.

The Board of Statutory Auditors verified the correct application of the criteria

adopted by the Board of Directors to evaluate the independence of its non-
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executive members as well as the correct application of the relevant verification
procedures.

At the end of this process the Board of Statutory Auditors did not have
comments to be reported.

The Board of Statutory Auditors has also assessed positively the independence

of its members.

17. Closing comments regarding supervisory activity

We finally certify that there are no omissions, reprehensible facts or
irregularities to be reported to Shareholders and to Supervisory Authorities

emerged from our supervisory activities.

18. Proposals to Shareholders’ meeting

The Board of Statutory Auditors acknowledge that it has monitored the
compliance with procedural rules and law regarding the preparation of the
2017 separate and consolidated financial statements, as well as the respect of
Directors” duties in this matter.

The Separate and Consolidated Financial Statements of the Company
concluded by the certification issued by the Chief Executive Officer and the
Manager responsible for preparing Company’s financial reports pursuant to
art 154 bis of the Consolidated Law of Finance and art. 81-ter of Consob
Regulation n. 11971 of May 14%, 1999 as amended.

The Separate and Consolidated Financial Statements of COIMA RES Sp.A.
SIIQ have been prepared in accordance with International Financial Reporting
Standards. Since the Board of Statutory Auditors is not responsible to analyze
the content of the financial statements, the activities were limited to supervise
the general definition of the financial statements, their general compliance with
the law in relation to their preparation and structure and compliance with the
mandatory template.
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Based on the foregoing, no recognizing objections, we agree, for all aspects
falling within its competence, with the approval of the Separate Financial
Statements for the year 2017, together with the Directors’ Report as presented
by the Board of Directors.

Furthermore, we do not have objections on the proposal of the Board of
Directors regarding the allocation of the net profit of Euro 16,261,816.

In conclusion, we inform you that, with the approval of the Financial
Statements for the year ended December 31+, 2017, the Shareholders' Meeting
will be called to resolve, inter alia, on the appointment of the new Board of
Statutory Auditors for the three-year period 2018-2020 and the new Board of
Directors for the financial year 2018, inviting you to take the necessary

determinations.

Milan, March 12+, 2018

The Board of Statutory Auditors

The Chairman

Massimo Laconca

Members

Milena Livio

Marco Lori

This report has besn tranczlated into English language only for the comvenience of international
readsrs.
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EPRA PERFORMANCE MEASURES - EPM

The summary table below shows the principal EPRA Performance Measures with reference to FY 2017.

December December December
31%,2017 31%,2017 31%,2017

EPRA Performance Measures - EPM Reference
(in €/000) (in €/share) (in %)

Income Statement IAS/TFRS

Chapter 1 The Company
Consolidated statements of profit / (loss)

Chap.4 Financial review

EPRA Earnings Chap.4 Financial review (EPRA Performance 15,263 042
Measures — EPM)
Chap.4 Financial review

EPRA NAV Chap.4 Financial review (EPRA Performance 384,639 10.68
Measures — EPM)
Chap.4 Financial review

EPRA NNNAV 380,231 10.56

Chap.4 Financial review (EPRA Performance
Measures — EPM)

Chap.4 Financial review

sial Vield ©

EPRA Net Initial Yield Chap.4 Financial review (EPRA Performance 5.3%
Measures — EPM)
Chap.4 Financial review

< 2 )

EPRA “topped-up” NIY Chap.4 Financial review (EPRA Performance 5.5%
Measures — EPM)
Chap.4 Financial review

©)

EPRA vacancy rate Chap.4 Financial review (EPRA Performance 4.8%

Measures — EPM)
hap.4 Fi ial revi

EPRA costs Chap.4 Financial review s,

(including direct vacancy costs) Chap.4 Financial review (EPRA Performance 270
Measures — EPM)

hap.4 Fi ial revi

EPRA costs Chap.4 Financial review 1625,

(excluding direct vacancy costs) Chap.4 Financial review (EPRA Performance 70
Measures — EPM)

Like for like rents © Chap.4 Financial review (EPRA Performance 1.4%

Top 10 investment properties
Top 10 tenants
Term lease contract®

Real estate portfolio information

Other information '

Measures — EPM)
Chap.4 Financial review (EPRA Performance
Measures — EPM)
Chap.4 Financial review (EPRA Performance
Measures — EPM)
Chap.4 Financial review (EPRA Performance
Measures — EPM)

Chapter 1 The Company

Chap.4 Financial review (EPRA Performance
Measures — EPM)

The EPRA Performance Measures related to FY 2016 are shown in the section “Overview of the Consolidated

Financial Results”.

* Excluding the 21 Deutsche Bank branches held for sale.
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EPRA Earnings & Earnings per Share (EPS)

EPRA Earnings & EPRA Earnings per Share (EPS) (in thousands Euro)

Earnings per IFRS income statement 28,889

Adjustments to calculate EPRA Earnings, exclude:

(i) Changes in value of investment properties, development properties held for investment and other interests (16,540)

(ii) Profits or losses on disposal of investment properties, development properties held for investment and other

interests (30)
(iii) Profit or losses on sales of trading properties including impairment charges in respect of trading properties 1,220
(iv) Tax on profits or losses on disposals =
(v) Negative goodwill/goodwill impairment -
(vi) Changes in fair value of financial instruments and associated close-out costs 759
(vii) Acquisition costs on share deals and non-controlling joint venture interests =
(viii) Deferred tax in respect of EPRA adjustments =
(ix) Adjustments (i) to (viii) above in respect of joint ventures (unless already included under proportional (109)
consolidation)

(x) Non-controlling interests in respect of the above 1,074
| EPRA Earnings | 15,263 |
Basic number of shares 36,007
| EPRA Earnings per Share (EPS) | 0.42 |

Details:
(i) Changes in the fair value of investment property
(ii) Income from disposal of Deutsche Bank branches (Casargo and Gravedona)
(iii) Depreciations on Deutsche Bank branches
(vi) Changes in the fair value of derivatives and financial instrument issued by the Company to directors and
key managers, anticipated closing costs of derivatives and financial debts
(ix) Value adjustment of the investments accounted using the equity method
(x) Value adjustment of third parties
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EPRA NAV (Net Asset Value)

EPRA NAYV (Net Asset Value) (in thousands Euro)

NAV per the financial statements 383,411
Effect of exercise of options, convertibles and other equity interests (diluted basis) -
Diluted NAV, after the exercise of options, convertibles and other equity interests 383,411
I
(i.a) Revaluation of investment properties (if IAS 40 cost option is used) -
(i.b) Revaluation of investment property under construction (IPUC) (if IAS 40 cost option is used) -
(i.c) Revaluation of other non-current investments =

(i1) Revaluation of tenant leases held as finance leases =

(iii) Revaluation of trading properties =

(iv) Fair value of financial instruments 636

(v.a) Deferred tax -

(v.b) Goodwill as a result of deferred tax =

Include/exclude:
Adjustments (i) to (v) above in respect of joint ventures 592
| EPRA NAV | 384,639 |
Basic number of shares 36,007
| EPRA NAYV per share | 10.68 |
Details:
(iv) Changes in the fair value of derivatives and financial instrument issued by the Company to directors and

key managers
Adj: Adjustments related to the investments accounted using the equity method
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EPRA NNNAJV (triple Net Asset Value)

EPRA NNNAYV (Triple Net Asset Value) (in thousands Euro)

EPRA NAV 384,639
(i) Fair value of financial instruments (636)
(ii) Fair value of debts (3,772)

(iii) Deferred tax -

| EPRA NNNAV | 380,231 |
Basic number of shares 36,007
| EPRA NNNAYV per share | 10.56 |
Details:
(i) Fair value of derivatives and financial instrument issued by the Company to directors and key managers,
net of the change in fair value of derivatives
(ii) Changes in fair value of financial liabilities carried at amortized cost
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EPRA NIY and EPRA topped-up NIY ©

EPRA Net Initial Yield (NYI) and "Topped-up" (in thousands Euro)
Investment property — wholly owned 419,690
Investment property (share of JVs/Funds) 170,238

Trading property (including share of JVs) =

Developments (35,107)

Allowance for estimated purchasers’ costs

Annualised cash passing rental income 33,243

Property outgoings (3,771)

Notional rent expiration of rent free periods or other lease incentives

The investment property and the gross and net annualized rents are calculated on the percentage of ownership of
each property.

6 Excluding the 21 Deutsche Bank branches held for sale.
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EPRA vacancy rate ")

EPRA Vacancy rate (in thousands Euro)

Estimated Rental Value of vacant space (A) 1,651
Estimated rental value of the whole portfolio (B) 34,242
EPRA Vacancy Rate (A/B) | 4.8%

EPRA Vacancy Rate is mainly related to the vacant portion of Deutsche Bank portfolio (5 branches) and Monte
Rosa.

Like-for-like rents "

Like For Like
(%)

Rents 2016 Renegotiations Inflation Others Rents 2017

27,154 220 91 70 27,535 1.40%

The table shows the value of the 2016 rents and the subsequent change as of December 31%, 2017, on a like-for-
like basis, due to the signing of the lease agreement with NH Hotel, step down contracted on 2331 Eurcenter and
Gioiaotto and renegotiations on the Deutsche Bank portfolio.

7 Excluding the 21 Deutsche Bank branches held for sale.
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EPRA Cost ratios

EPRA Cost ratios (in thousands Euro)

Include:

(1) Administrative/operating expense line per IFRS income statement

General and administration expenses 7,633
Personnel costs 1,478
Other costs 3,570

(i1) Net service charge costs/fees -
(iii) Management fees less actual/estimated profit element -
(iv) Other operating income/recharges intended to cover overhead expenses less any related profits -
(v) Share of Joint Ventures expenses 287

Exclude:

(vi) Investment property depreciation -
(vii) Ground rent costs -

(viii) Service charge costs recovered through rents but not separately invoiced -

| EPRA Costs (including direct vacancy costs) (A) | 12,968 |
(ix) Direct vacancy costs (449)

| EPRA Costs (excluding direct vacancy costs) (B) | 12,519 |
(x) Gross rental income less ground rent costs 34,242

(xi) Service fee and service charge costs components of gross rental income (if relevant) -

(xii) Share of Joint Ventures (Gross Rental Income less ground rent costs) 379
Gross Rental Income (C) 34,621
EPRA Cost Ratio (including direct vacancy costs) (A/C) 37.5%
EPRA Cost Ratio (excluding direct vacancy costs) (B/C) 36.2%
Details:

(i) Administrative and operating expenses net from re-charges revenues

v) Portion of rental expenses of Porta Nuova Bonnet fund, recorded in “Investments in associated

companies”

(ix) Direct costs related to vacant Deutsche Bank portfolio

(x) Rental income net re-charges to tenants

(xii) Portion of rental income of Porta Nuova Bonnet fund, recorded in “Investments in associated companies”

The costs incurred are capitalized on the carrying value of the investment property when it is probable that they
will generate future economic benefits and their cost can be measured reliably. Other maintenance and repair costs
are expensed as incurred. At December 31, 2017, there are no capitalized operating expenses and overheads on
the value of property.
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Top 10 real estate investments @

Year of
Legal title Acquisition redevelop./ | EPRA
Address t; Portfolio % owned dat(:e refurbish. Vacancy
availability completion | rate
activities
. . . Vodafone
1 | Milan  Via Lorenteggio, 240 Office Fully owned 45,362 Village 100% 06/2016 n.a. 0%
2 | Milan @ Via Deruta, 19 Office Fully owned 27,571  Deruta 19 100% 01/2017 n.a. 0%
In
Via Bonnet Office/
3 | Milan . Fully owned 20,210 Bonnet 36% 12/2016 ' redevelopme 87%
6A-8A-10A Retail ot
. . Monte
4 | Milan @ Via Monte Rosa, 93 Office Fully owned 19,539 Rosa 93 100% 10/2017 n.a. 14%
5 | Milan V;a Melchiorre Gioia 6 gg;cif/ Fullyowned 15256 Gioiaotto 87% 072016 na. 0%
Piazzale Luigi Sturzo, | Office/ 2331 o
201 .a. %
6 | Rome 23.31 Retail Fully owned 14,556 Eurcenter 87% 07/2016 n.a 0%
Bank DB
7 | Turin  Via Arcivescovado, 7 brz;lrllch Fully owned 4,074 Portfolio 100% 05/2016 n.a. 100%
Bank DB
8 | Como | Viale Cavallotti, 3/A brz;lrllch Fully owned 2,713 Portfolio 100% 05/2016 n.a. 0%
Corso di Porta Nuova,  Bank DB
? 9 201 .a. 1009
9 | Verona 135 branch Fully owned 888 Portfolio 100% 05/2016 n.a 00%
Piazza Ss Apostoli Bank DB
2 1009 201 .a. 9
10 | Rome 70/aTb7e/T3 branch Fully owned 826 Portfolio 00% 05/2016 n.a 0%

Top 10 tenants ©®

# Rank top 10 tenant

1 Vodafone 39%
2 Deutsche Bank 14%
3 BNL 10%
4 Fastweb 6%
5 Techint 5%
6 PwC 4%
7 NH Hotel 4%
8 AXA 4%
9 Bernoni Grand Thornton 2%
10 Axelero 1%

8 Excluding the 21 Deutsche Bank branches held for sale.
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Real estate portfolio: term lease contracts ©

Maturity bands in the first contractual deadline (%
on the amount of annualized rent stabilized)

Properties Total % Total €/000
1 year 1-2 years 3-5 years > § years

Deutsche Bank Portfolio 8.8 0% 0% 0% 100% 100% 5,184
Vodafone Village 9.1 0% 0% 0% 100% 100% 13,877
Gioia 6-8 6.3 0% 0% 22% 78% 100% 4,061
2331 Eurcenter 4.5 27% 20% 4% 49% 100% 5,123
Bonnet (*) 2.4 41% 25% 16% 17% 100% 349
Deruta 19 4.0 0% 0% 100% 0% 100% 3,557
Monte Rosa 19 5.0 17% 35% 0% 48% 100% 3,631
Total 7.2 | 6% | 7% | 13% | 74% | 100% | 35,782

(*) Considering rents pro-quota (35.7%)

Real estate portfolio: other information ©

Initial Initial Eauiss
Properties Acquisition Market rosls lren " rosls lren " stabilized Reversion
P date Value (€/000 | © 1000 Ege e rent (%)

( q (€/000)
Deutsche Bank May 2016 45362 98,890 5,184 114 5184 6,053 17%
Portfolio
Vodafone Village June 2016 46,323 208,500 13,877 300 13,877 11,465 -17%
Gioia 6-8 July 2016 15,256 72,070 3,058 200 4,061 4,347 42%
2331 Eurcenter July 2016 14,556 83,790 5,123 352 5,123 4,789 -7%
Bonnet " December 2016 20,210 35,107 293 14 349 3,112 n.s.
Deruta 19 January 2017 27,571 51,900 3,557 129 3,557 3,352 -6%
Monte Rosa 19 October 2017 19,539 60,400 3,532 181 3,631 4,237 20%
Total “*” 188,817 610,657 34,624 183 35,782 | 37,356 | 8% |

)
**
)

Considering rents €/mq for offices

Considering rents, market value and ERV pro-quota (35.7%)

Calculated as the ratio between initial gross rents and NRA. It does not consider any vacant portions and the different use of the leased
spaces.

? Excluding the 21 Deutsche Bank branches held for sale.
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Development portfolio

Estimated Breakdown Breakdown

Devel t
evelopmen . rental value of lettable of lettable Expected
/ % | Cost to Estimated .
., at completion area area date of | Status
refurbishmen owned date capex . . .
A of the | accordingly | accordingly | completion
development to regions to usage
. . 84% offi Project
Bonnet Milan = 20210  35.7% 33,036  ~50,000 ~9,000  100% Milan o OTHee Q22020 ¢
16% retail phase

On the date of this report, the building located in Milan, in Porta Nuova district (“Bonnet”) is in the planning stage
and the expected date of completion is in the second quarter of 2020. For these reason, the proportion of the
development which has been let as at the balance sheet date is 0%.

The table below shows the data related to Bonnet asset (35.7%) from Porta Nuova Bonnet Fund’s Annual Report
as at December 31%, 2016.

Development / refurbishment Net book value at Fair value at Last evaluation report '

. Methods of ti
assets December 31°%, 2017 ethods ot accounting December 31, 2017 date

Bonnet 35,107 Fair Value 35,107 December 31%, 2017

Please note that the associated in Porta Nuova Bonnet Fund (35.7%), for Euro 14,916 thousand, is recognized in
the Company’s financial statements using the equity method.
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Capital expenditure

Property-related CAPEX In thousands Euro

Acquisitions 103,000

Development (ground-up/green field/brown field) =

Like-for-like portfolio 206

Other 2,645

Capital Expenditure 105,851

The first amount reported in the table above includes the overall value of acquisitions occurred during the year, in
particular:

= Deruta, for Euro 46,000 thousand;

=  Monte Rosa, for Euro 57,000 thousand.

Like for like portfolio includes the revaluations of the assets, such as:
= Gioiaotto, for Euro 40 thousand;
= 2331 Eurcenter, for Euro 166 thousand.
The item other includes capitalized costs mainly related to acquisition of assets, including:
= Deruta, for Euro 1,089 thousand;
=  Monte Rosa, for Euro 1,556 thousand.

Capex investments relating to the Bonnet property in 2017 amount to Euro 3.8 million.
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ANNEXES

FFO RECONCILIATION

(Million Euro) December 31%, 2017 December 31%, 2016

34,242 15,533
(3,721) (1,864)

+ Rent income

Property expenses not recharged to tenants

+ Other income (core business) 30 -

- Other costs for raw materials and services (7,407) (4,749)
- Personnel costs (1,478) (955)
- Other operating expenses (76) (394)
+ Interest income 537 467

- Interest expenses (6,786) (2,802)
+ Non recurring general expenses 1,463 967

- Non recurring income - -
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GLOSSARY

T

Accounting Period

ALM

Asset Management Agreement

Bonnet

Break Option
CBD

CBRE
CO - Investment 2SCS

COIMA CORE FUND 1V
COIMA RES SIINQ 1
COIMA S.r.l.

COIMA SGR

Company or COIMA RES

Core

Core plus

Coupon
Deruta 19 or Deruta

Deutsche Bank Portfolio

EBITDA

EPRA Cost Ratios

EPRA Earnings

EPRA NAV

EPRA Net Initial Yield

EPRA NNNAV

EPRA topped up Net Initial Yield
EPS

Expected Gross Stabilised Rent
FFO

Accounting period means each successive period of 12 calendar months each of which starts on
1 January and ends at midnight on December 31* in each year.

Asset Liabilities Management is the practice of managing risks stemming from mismatches
between assets and liabilities. The process is a mix between risk management and strategic
planning.

The agreement entered into on October 15", 2015, by and between COIMA RES and COIMA
SGR and modified on November 15", 2015.

Bonnet is the building located in Milan, in via Bonnet, held through the Porta Nuova Bonnet
investment (35.7%).

The right of the tenant to withdraw from the lease agreement.
Central Business District, which is the area where the prime office market is mainly located.

CBRE Valuation S.p.A., with registered office in Milan, Via del Lauro, 5/6.
A subsidiary owned indirectly via MHREC Real Estate S.a.r.l., which owns 33.33% of the units.

Fund in which the Company owns 100% of the shares.

COIMA RES S.p.A. SIINQ I, of which COIMA RES owns 100% of the capital stock.
COIMA S.r.1., with registered office in Milan, Piazza Gae Aulenti no.12.

COIMA SGR S.p.A., with registered office in Milan, Piazza Gae Aulenti no.12.

COIMA RES S.p.A. SIIQ, with registered office in Milan, Piazza Gae Aulenti no.12.

The core assets are characterized mainly by high liquidity and low risk. This type of property is
located in strategic areas and is intended to be held in the portfolio on a long-term basis so as to
fortify the company’s risk-return profile.

The core plus assets are similar to the core category, except that some investments may exhibit
enhancement potential (such as partially vacant areas or tenancies with short term expiries). For
this type of risk, the profile is considered medium-low.

The value accrued on the Financial Instrument.

Deruta is the building complex located in Milan, Via Deruta 19, acquired on January 16", 2017,
by COIMA RES SIINQ 1.

The bank branches of COIMA CORE FUND 1V, leased to Deutsche Bank

Earnings before Interest, Taxes, Depreciation & Amortisation, is the most widely used measure
of a company's operating performance as it isolates operating earnings, excluding the effects of
capital structure, taxes or depreciation regime. EBITDA is a proxy for the operating cash flow
that the company is able to generate.

Calculated as administrative & operating costs (including & excluding costs of direct vacancy)
divided by gross rental income.

Recurring earnings from core operational activities. EPRA Earnings is a key measure of a
company’s operational performance and represents the net income generated from the
operational activities.

EPRA Net Asset Value is calculated based on the consolidated shareholders' equity adjusted to
include properties and other investment interests at fair value and to exclude certain items not
expected to crystallize in a long-term investment property business model, as per EPRA's
recommendations.

Calculated as Net Initial Rent divided by the gross market value of the property.

Triple Net Asset Value is the EPRA NAV adjusted to include the fair value of financial
instruments, debt and deferred taxes.

Calculated as Net Stabilised Rent divided by the gross market value of the property.
Earnings Per Share calculated as net income divided by the basic number of shares outstanding.
Gross Stabilised Rent adjusted for selected active asset management initiatives.

Funds From Operations calculated as Core Business EBITDA less net interest expense.
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Gioiaotto

Good Secondary
Gross Expected Stabilised Yield

Gross Initial Rent

Gross Initial Yield

Gross Stabilised Rent

Gross Stabilised Yield
Initial Portfolio
Interest Coverage Ratios

LEED Certification

MHREC or MH Real Estate Crescita

MHREC S.a.r.L.

Monte Rosa

Net Expected Stabilised Rent

Net Expected Stabilised Yield

Net Initial Rent

Net Liquidity

Net Stabilised Rent

Palazzo Sturzo or "Eurcenter"
Porta Nuova Bonnet

Promote Fee
Qatar Holding

Recurring FFO

Shareholder Return

Shareholder Return Outperformance

SIINQ

SIQ

‘Weighted Average Debt Maturity

Value-added

W 224

Gioiaotto is the building located in Milan, in Melchiorre Gioia 6-8, held through the MHREC
Fund.

High quality properties located in central or peripheral areas of primary cities.

Calculated as Expected Gross Stabilised Rent divided by the gross market value of the property.

Annualised rents being received as at a certain date considering lease incentives such as rent-
free periods, discounted rent periods and step rents.

Calculated as Gross Initial Rent divided by the gross market value of the property.

Annualised rents being received as at a certain date adjusted for unexpired lease incentives. The
adjustment includes the annualised cash rent that will apply at the expiry of the lease incentive.

Calculated as Gross Stabilised Rent divided by the gross market value of the property.
The Deutsche Bank branches and the Vodafone properties.

Ratio between the EBITDA and interest expense.

Certification of building efficiency issued by the U.S. Green Building Council.

Fund of which the Company acquired 86.67% of the shares on July 27", 2016.

MHREC Real Estate S.a.r.1., subsidiary of MHREC Fund.

Monte Rosa is the building complex located in Milan, Via Monte Rosa 93, acquired on October
24™ 2017 by COIMA RES.

Corresponds to Expected Gross Stabilised Rent for the period less, service charge expenses and
other non-recoverable property operating expenses such as insurance, real estate taxes,
marketing and other vacant property costs.

Calculated as Expected Net Stabilised Rent divided by the gross market value of the property.

Corresponds to gross initial rent for the period less service charge expenses and other non-
recoverable property operating expenses such as insurance, real estate taxes, marketing and
other vacant property costs.

Net Liquidity or Net Financial Position is the effective Net Debt of the Company.

Corresponds to Gross Stabilised Rent for the period less service charge expenses and other non-
recoverable property operating expenses such as insurance, real estate taxes, marketing and
other vacant property costs.

The building located in Roma, in Piazza Don Luigi Sturzo, held through the MHREC Fund.
Fund established on October 20", 2016, of which COIMA RES owns 35.7%.

Performance fee payable by COIMA RES to SGR, related to the Asset Management Agreement.

Qatar Holding LLC, a company with principal offices in Doha, Qatar, Q-Tel Tower, PO Box
23224, wholly-owned by Qatar Investment Authority, sovereign fund of the State of Qatar.

Calculated as FFO adjusted to exclude non-recurring income and expenses.

Shareholder Return means, in respect of each Accounting Period, the sum of (a) the change in
the EPRA NAV of the Company during such year less the net proceeds of any issues of ordinary
shares during such year; and (b) the total dividends (or any other form of remuneration or
distribution to the shareholders) that are paid in such year.

Shareholder Return Outperformance means, in respect of each Accounting Period, the amount in
Euro by which the Shareholder Return for the year exceeds the Shareholder Return that would
have produced a determined Shareholder Return.

Unlisted real estate investment company regulated by article 1, paragraph 125 of the Finance
Act 2007.

Listed real estate investment company regulated by article 1, paragraphs 119-141-bis of the
Finance Act 2007.

It is the length of time the principal of a debt issue is expected to be outstanding. The average
life is an average period before a debt is repaid through amortisation or sinking fund payments.
This type of assets includes buildings undergoing redevelopment and refurbishment, usually
vacant or with high rate of vacancy. Compared to the core category, value added real estate has
a medium-high risk profile and is expected to generate returns through real estate value
appreciation over time.



INDEPENDENT APPRAISERS’ REPORTS

VALUATION REPORT

Vodafone Village Office Scheme
Via Lorenteggio, 240 — Milan

(This copy of the Report has been translated for information purposes only. In case of doubt or
discrepancies the ltalian version shall be read and it shall prevail).

COIMA RES S.p.A. SIIQ
Piazza Gae Aulenti, 12

20154 - MILANO
Valuation Date: 31 December 2017
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EXECUTIVE SUMMARY 4

EXECUTIVE SUMMARY

The Property
Address: Via Lorenteggio, 240 — 20147 Milano (MI) - haly
Main Use: Cffices

The sul::a[e-l:t properfy comprises 3 buildings within the recenﬂ',r built office scheme called
“Vodafone "-"i||n:|rg|-e~"rJ located in the westem peripher',l of Milan. In details it comprises the
bui|dings called “B”, “C" and “C17, rr|c||'n|11r used as office and u:.|m:|'||ur',r spaces, fcgefl'ler
with a canteen, an guditorivm and some 1,047 coverad car/motorbike parlcl'ng spoces
located in the rnul'ri-ﬁfc:rwjr car par‘h'ng, which is shared between the antire scheme.

Tenure

We have not generally examined nor had access to all the deeds, leases or other
documents relafing thersto. As communicated by the Client, we understand that the
Property is held on freehold basis by “Coima RES S.p.A. SIGQ°"

Tenancies

The property is fully lef o Vodofone Omnitel M.V, The lease confract in place has o
duraficn of 15 years starting on 01/02/2012, and can be renewed for further & years
upen first lease expiry date.

The tenant does not hawe the righ‘r to recede from the contract before the first expiry
date; the penc:l'l'ﬁr fee would be E-quu| to the entire rental income for the per'l'Dd from the
daote of receding and the first expiry date I:IE"' '!,rear}.

CBRE
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Market Value

We are of the opinion that the Market Vaolue of the freehold interest in the subject
properly as at 31 December 2017 is:

€ 208,500,000
(TWO HUNDRED EIGHT MILLION FIVE HUNDRED THOUSAND EUROS)

exclusive of VAT and acquisition costs

Yield Profile

Met Initial Yield &11%
Mzt Exit Cap rate 570%
Gross Exit Yield &2T%
Comments

Strengths

u Recenﬂ',r built scheme uccc:rding fo energy saving and space He:r.ibﬂif',r criteria;
L "'.lrer',r gcm-d G‘Iﬂfhbill“f‘!,l’ of pclrkl'ng spaces;

B Very good leifing stofus with long expiry ferms, the lessee is o high stonding
internaficnal felecommunicafion company;

B Strotegic asset for Yodaofone, for which imporfant built to suit fit out works have been

carried out;

m Good space e‘"’icienqr {high |eﬂing on external area ratic).

Weaknesses

® The micro-location is not ideal both from the context and occessibility by public
transports point of view;

B Wide size for the reference market;

L Higl‘l mailabﬂify of office spaces [some are gmde A) within the Lnrenfeggiu Business
Park, both in ferms of medium and large size spaces.

Opportunities

m The property benefits from enangy-saving and -E‘Hiciency solutions, which appears to
be one of the main drivers as ot ioda',r in the Real Estate investment market;

B Vodofone presence within the properfy act as an anchor for companies operating in
the same economic secior;

B A new metro stofion (M4) should cpen in the future some 400 m frem the subject
propearty.

CBRE
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EXECUTIVE SUMMARY &

Threats

L .-"-".vailu:.ll:u'|i1',r of vacant office spaces in the Vodafone Vl'”age cnmplex, fu||n‘w1'ng the
release of the A-Tower b1_,r Vodafone.

B |lorge size assef fully let to o single fenant, which, in the event of vacancy, would
bring fo the reference market o wide amount of sq m, with o negative impact on the
vacancy level in the area, and as o consequence on the achievable rental levels.

B Availability of Grode A office offered of competitive renfs in the reference area,
positiened near the new metro station M4 [opening on 2020),

CBRE
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VALUATION REPORT

CBRE

CHRE VALUATICHH 5.P.A.
o ded Lawro, 5/7
20121 Milano

Tel. D2.655670.%

Fax 02 &55670.50

m.t::lpy:ftlu RIFDH‘"IES been fransloted for infermation purpeses :mhr In case of
doubt or discrepancies fhe [falion version shall be read and it shall prevail

Report Date

Addressees

The Properties

Property Descriptions

Ownership Purpose

10* January 2018

COIMA RES 5.p.A SIIQ

Piazza Gaoe Aulenti, 12

20154 - Milano

To the kind aftenfion of: The Board of Direciors

Via Lorenteggio, 240
20147 Milana (M1}

The subject property comprises 3 buildings within the
recently built office scheme called "Vodafone Village”,
located in the western periphery of Milan. In details it
comprises the buildings colled "B, “C" and “C1°,
mainly used os office and ancillary spoces, together
with a conteen, an auditerium and some 1,047 covered
car/motorbike parking spoces located in the muli-
storey car parking, which is shared between the enfire
schame.

All of the properties are fully let to Vodafone Omnitel
MV,

Irvestment.

|n5|r|_|[ﬁor| To wvaolue on the bosis of Market Value the relevant
interests in the Fraperﬁes as at the Valuation Date in
accordance with the letter of instruction and terms of
engagement doted 14 June 2014, This present
condensed report is the summary of the full valuation
report, dated 10 Januar'.r 2018.

wwnw_chre it
@rcs  omwmmomerEiee  (Gmcs

Societd woggefo all'oiila di dimzions & coordinamendo do poris dello Sccasbs CBRE Lid
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VALUATION REPORT 9
Valuation Date 31 December 2017
Capacity of Valuer Exernal.
Purpose Half-yeary valuaticn
Market Value Market Value as at 31 December 201 7-
€ 208,500,000
MWO HUMDRED EIGHT MILLION FIVE HUMDRED
THOUSAMND EUROS)

Compliance with
Valuation Standards

Spedial Assumptions

Assumptions

exclusive of purchaser's costs and VAT,

Our opinion of Market Value is based upen the Scope
of Work and Valugtion Assumptions ottached, and has
been prirn{:r'i|',r derived using cnmpambl& recent market

frunsactions on arm’s |engf|‘| terms.

The valuation hos been prepared in accordance with
The RICS Valuation — Global Standards (“the Red
Beook”).

We confirn that we hove sufficient current local and
naticnal knowledge of the paricular propery market
involved, and have the skills and understanding to
undertake the wvaluotion cmpefenﬂ}'. Where the
|cnow|edge and skill requirements of The Red Bock have
been met in aggregate l:nf' maore than one valuer within
CBRE, we confirm that a list of those waluers has been
retgined within  the wcr‘ldng popers, h:lge‘l'her with
confirmation that each nomed valuer camp|ies with the

requirements of The Red Boolk.

Mo,

The specific characteristics of the Property considerad,
used as a basis for the assessment, are those indicated
in the Valuation Report.

For the valuation we considered information pr‘a'.ride-d
b}' the Client about technical and rental aspects of the
property.

If any of the information or assumptficns on which the
voluation is bosed are subsequently found to be
incomrect, the valugfion figures may alse be incomect
and should be reconsidered.

CBRE

ANNEXES H
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Variation from
Standard
Assumptions

Market Conditions

Valuver

Independence

Conflicts of Interest

Reliance

Publication

W 234

NBF‘IE

The values stated in this report represent our Db[ecliw_l
opinicn of Market Vaolue in occordance with the
definition set out obove as of the date of valuation.
Amungif ather 1'|'|ings, this assumes that the properties
had been propedy morketed and thot exchange of
contracts tock place on this date.

At the same fime, we cannot exclude that there may
exist other market segments of demand and/er supply
relative to the subject ocfivities examined and as such,
may implicate that the single unitary criteria selected
and adopted within this report be modified.

The Fruperiy has been volued bry a valver who is
qucl|i'[ied for the purpose of the wvaolugtion in
accordance with the RICS Valuation — Professional
Standards (The Red Book).

The total fees, including the fee for this assignment,
eamed by CBRE Valugtion 5.p.A. (or other companies
forming part of the some group of companies within
ltaly) from the Addressee [or other companies forming
part of the same group of companies) are less than
5.0% of the total ltaly revenues.

We confirm that we hove had no previcus material
involvement with the property, and that copies of cur
conflict of interest checks have been retoined within
the wnrlc.ing papers.

This report is for the use only by the pariy to whom it is
addressed for the specific purpose set cut hersin and
no respensibility is accepted to any third pary for the
whale or any part of its contents.

Meither the whole nor any part of our report nor amy
references thersto miay be included in any published
document, circular or statement nor pqu'shEd in any
Wiy without our prior written clppn:m:ll of the form and
context in which it will appear.

Such publication of, or reference to this report will not
be pemitted wunless # confoins o  sufficient

CBRE



ANNEXES H

VALUATION REFORT 11

contemporanecus reference to any deparfure from the
H.ufa| Institution of Chartered Surveynrs Valuation —
Professional Standards or the incorporaticn of the
speciul assumptions referred to hersin.

This report wos prepared by:
- Fulvie Volpe
under the supervision of Laura Mauri MRICS.

Yours {ul'fH'Fu“y Yours ﬁ::i‘l"r'r|_'|.|||:|I

g Gl A

Maonaging Director Executive Director
RICS Registered Valuer

For and on behalf of For and on behalf of

CBRE VALUATION 5.p. A CBRE VALUATION 5 p.A.

E: davide cottarini@chre.com E: lourn. maurii@chbre.com

CBRE VALUATION 5.P.A.

Valuation & Advisory Services

T: 02 4550701

F: 02 65567050

W wwew chre.it

Project Reference: 8832
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The present analysis is an update of o previous valuation
carried out by CBRE Valuation S.p.A. dofed 30 June
2017; ond considering new documentafion provided by
the Client, which we assumed fo be complete and comect:

- Codastral data.

ﬁ'.rr!,r other sources of informaticn are specificnlhr repnr‘te-d
in the report.

Our report confains o brief summary of the properties
detoils on which our valuation hos been based.

An internal and external inspection of the subject property
was underfoken CBRE Valuation 5-.pf'\. valuers on 11
December 2017.

We haove not measured the Properies but have relied
upon the floor areas prcwided. We have not checked these
on sifes.

We have not undertaken, nor are we aware of the content
of, any ervironmental audit or other environmental
investigation or soil survey which may have been carried
out on the Properties and which may draw attention to any
contamingtion or the FIDSSibiIif!ll' of any such

contamination.

We have not camied out any invesfigations info the past or
present uses af the Fmperﬁe&, nor of any neigl'llxruring
land, in order to establish whether there is any pdrenﬁal
for contamination and have therefore assumed that none
exists.

We have not carried out building surveys, tested services,
made independent site  invesfigations, inspected
woodwork, exposed parts of the structure which were
coverad, unexposed or inaccessible, nor arranged for any
investigations to be cared out to determine whather or
not any deleterious or hazardous materials or techniques
hove been used, or are present, in any part of the
Fmperﬁe&. We are unable, therefore, to give any

assurance thaot the Pmperﬁes are free from defect.

We hove not underigken planning enguires; relafive
infermation stoted within cur report has been provided by

CBRE
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Titles, Tenures and
Lettings

the Client.

We therefore cannot take responsibﬂily for eventual
CONsequences deriving from incorrect and/or missing

information.

Deetails of title/tfenure under which the Properties are held
and of leffings to which they is subject are as supglied to
us. We hove not generally examined nor had access to all
the deeds, leases or other documents relating thersfo.
Where infformation from deeds, leases or other documents
is recorded in this report, it represents our understonding
of the relevant documents. We should emphasise,
however, that the interpretation of the decuments of title
{including relevant deeds, leases and p|c|nning consents) is

the mﬁpnnsibilif!,r of your |Egu:.|| adviser.

We have not conducted credit enquiries on the financial
status of any tenants. We hove, however, reflected our
geneml undersh:lnding of Client's |i|ce|',r perceplions of the
financial status of tenants.

CBRE
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VALUATION REPORT

VALUATION ASSUMPTIONS

Capital Valuves

VAT

Rental Values

The Properties

Environmental
Matters

Each valugtion has been prepured on the basis of
"Market Value" [RICS edition 2017), which is defined as:

“The estimaisd amount for which an osssf or liobiliy
should Bxchcrnga on the valugfion dofe bstween o
willing buysr ond a willing ssller in an arm's-lsngth
tronsoction ofter propsr marksting whersin the paoriss
had sach ocfed knowledgeably, prudently ond without

. A
CDI’?"IF‘-L.'lIEfDJ'I -

Mo allowances hove been maode for any expenses of

realisafion nor for taxotion which might arise in the
event of a disposal. Acquisition costs have not been

included in our valuation.

Mo account has been token of any infer-company
leases or arrongements, nor of any mortgages,
debentures or other charges.

Mo account has been token of the avoilability or
otherwise of copital based Government or other grants
from the European Commission.

All rents and copital values stated in this repert are
exclusive of VAT,

Rental values indicated in our report are those which
hove been cldc:pfed |:>'5r us as appropriate in assessing
the CCIFIH‘GI value and are not I'IE-EESSIJI'il'ﬁr appropriate for

ather puUrposes nor do 1|1n=_v!,r necasan’l’ﬁr accord with the
definition of Market Rent.

Londlord’s fixtures such as lifts, escolators, central
hegting and other nomal service insallations have
been freated as an integral part of the building and are

included within cur valuaticns.

We have not caried out any invesfigation into the past
or present uses of the Fmperl'!,r, nor of any neigl‘llxruring
land, in order to establish whether there is any pﬂienﬁul
for contamingtion ond hove thersfore ossumed that

none exists.

In the cbsence of any information to the contrary, we
have assumed that the Property and adivifies coried
out thersin are aligned with curent environmental
regulations.

CBRE
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Energy Performance
Certificates

Repair and Condition

Title, Tenure,
Planning and Lettings

In the absence of any information to the confrary, we
have assumed that:

(o) the Properties are mot contominated ond are not
adversely offecied by any existing or proposed

environmental law;

(b) any processes which are carmed owt on the
Properties which are regulated by environmental
legislation are properly licensed by the appropricte

authorities.

We have assumed that the properfies possess and [/ or
will possess in the near future, in accordance with the
provisions provided in relafion fo the naficnal transfer
and leasing of property, the Energy Perdormance
Certificate [APE) or equhﬂ:lenf certification.

In the cbsence of any information to the confrary, we
have assumed that:

(o) there are no obnommal gmund conditions, nor
urthue—nlogicul remains, present which rm'gl'lf udverseh'
affect the current or future occupation, develnpmenf or
value of the propery;

(b) the Properties are free from rot, infestation, structural
or lotent defect;

& no curneni'l'gr known deleterious or hozordous
materials or suspect iecl'lniques, inc|uding but not
limited to Cump—nsl'fe Fane"l'ng, haove been used in the
construction of, or subﬁequen’r alterations or additions
to, the Fmperﬁe&; and

(d) the services, ond ony ossocigfed confrols or
software, are in working order and free from defect.

Unless stated otherwise within this report, and in the

absence of any information to the contrary, we have
assumed that:

(o) the Properies possess o good and marketable title

free from any cnerous or hampering resiriciions or
conditions;

CBRE
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(b} all buildl'ngs have been erected either pricr fo
plunning control, or in accordance with planning
permissions, and have the benefit of permaonent
planning consents or existing wse rights for their current
use;

(c) the Properties are not adversely offected by town
planning or reed proposals;

(d) all buildings comply with all statutory and local
clufhc:rif!,r requirements including building, fire and
health and sufeiy r'egu|c|1inns;

(2] enly miner or inconseguential costs will be incurred
if any modifications or alterations are necessary in order
for oCCupiers of each Fmperh,r ho cnrnphr with the
provisions of the relevant dl'sul:\ilif',r discrimination

|egis||::‘|1'un,‘

(i thers are no tenont's improvements that  will
materially offect our cpinion of the rent that would be
obtoined on review or renawal;

{g:l tenants will meet their Db|iguﬁon5 under their leases;

(h) there are no user restrictions or other restrictive

covenants in leases which would ud\rerse|',r affect value;

(i) where appropriate, permission fo assign the interest
being valued herein would not be withheld by the
landlord where required; and

{|] vacont  possession  can be given of all

accommeodation which is unlet or is let on o service

oooupancy.

(k) in ltaly, it is commen and often advantageous from a
fiscal standpeint for fransfers of real estofe to take place
vig transfers of the capital of real esiofe companies (so-
called share deal os cpposed to asset decl): the
toxafion level applied cannot be standardized, but must
be evaoluated on o cose-by-cose basis. In order to
define the Total Purchase Price, the purchaser's costs or
acquisifion fees (i.e. fechnical and legal fees, stomp
duty, agent fees, etc), as at the Valugtion Dote should
be added. All rents and capital values, costs and other
figures stated in this report are exclusive of VAT.

CBRE
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Fiscal Aspeds Mo legal, fiscal or financing aspects have been token
info consideration unless spE-cl'ﬁi:a"':,' indicated within
this fD“Dle'ng report.

In lkoly the transoction costs are not nomally
considered for valuation purpeoses. For this reeson our
valuation dees nof consider any deducions relafed fo
costs such as taxes, legal fees, fronsadtion fees, efc.

LEGAL NOTICE

This valuation report (the “Rsport”) hos bssn preporsd by CBRE Voluotion 5.pA
[“CBRE") sxclusively for COIMA RES 5.p.A SIIQ (the “Clisnt”) in occordance with the
torms of the instruction letter dated 25 July 2014. The Rsport is confidendicl and i must
not be disclossd fo any person other than the Clisnt without CBRE's prior writfen consent.
CBRE has provided this repert on the understanding that it will only be seen and used by
the Client and no other person is eniifled fo rely upon it, unless CBRE hos expressly
agreed in writing. Where CBRE hos expressly ogreed that o persen other than the Clisnt
can rely upon the report then CBRE shall have no greafer liobility fo any pary relying on
this report than it would hove hod if such pory hod been nomed as a joint client under
the [nstruction.

CBREs maximum oggregate liobility fo all parfiss, howsosver arising undsr, in
connedtion with or pursuant fo rslionce upon this Report, and whsther in contract, fort,
negligence or otherwiss shall not excesd the lowsr of:

(i) 25% of the valus of the properly to which the Instrucfion relates on the date of the
Instruction; or

(i) £10 Million (Ten Million Euro); and

CBRE shall not be lioble for anmy indired!, special or consequential loss or domogs

howsoever coused, whether in coniract, fori, negligence or otherwise, arising from or in
connechion with this Report. Mothing in this Report sholl sxclude liobility which cannof be

excluded by law.
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Office Building
Via Monte Rosa, 93 — Milen

(This copy of the Report has been transioted for informetion purpeses only. In case of doubt or
discrepancies the lialion version shall be read and if shall preveil).

COIMARES S5.p.A SIIQ

Pic=o Gas-Aulenti, 12

20124 - MILANO
Valyetion Datre: J1 December 2017
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EXECUTIVE SUMMARY

The Property

Address: Via mente Rosa, 73 — 20149 Milano (M) - haly
Main Use: Offices

The subied property consists of an office bui|ding located in the north-western semi-
central area of Milan.

The property, inc|uding 4 bui|dings constructed in different perindﬁ, oCoupies the entire
block delimited I:H,' via Monterosa to the east a est, via Pietro Tem pesta fo the south east,

via Giovanni Mig|ic|ru to the west and Piazzale Lotto to the north.

The building complex has o gross area of some 28,300 sg m used as office and
ancillary spaces, 143 car/mete parking spaces located in the courtyard (uncovered) or
into the mulfi-sforey car parking, which is shared between the entire scheme.

Tenure

We have not generolly examined nor had occess fo dll the deeds, leases or other
documents relating thersfo. As communicated by the Client, we understand that the
Properly is held on freehold basis by “Coima RES 5S.p.A. SIQ°.

Tenancies

The subied property as af the date of valuation is almost enﬂrehl leased with multi-tenant
scheme. At the estimate date are vacant 0n|',l half of the areas in block G [equu| to
about 8% of the l:uui|din-_g cnmp|ex],. 49 pur‘king spaces in the undergmund garage and 4
uncovered purkig.
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Market Value

We are of the opinion that the Market Vaolue of the freehold interest in the subject
properly as at 31 December 2017 is:

€ 60,400,000
(SIXTY MILLION FOUR HUNDRED THOUSAND EURQS)

exclusive of VAT and acquisition costs

Yield Profile

Met Initial Yield 4.64%
Mzt Exit Cap rate 5.60%
Gross Exit Yield &.64%
Comments

Strengths

m  Eucellent ucce-ssil:u'lif',r |:>'5r private transport, given the presence of the extemal ring
road, and |:>'5r pub|ic transport, given the presence of the undergnumd station
“Lotte” {lines: 1 Red and 5 Lilac) and numercus bus stops;

B Potential split up, with the possibility to let sach single floor or eoch building
independenily;

B MNumercus parking spoces available;

B Eucellent visibility.

Weaknesses

B [Despite the propery is located cleng an imporant communication axis with high
visibility, the buildings present impersonal focodes;

B  Presumably sufficient stafe of maintenance and repair considering that last
refurbishment tock place 20 years age.

Opportunities

B Possibility to let each building independently;

B The redevelopment of the external facades could increase the cppeal of the spaces.

B  The comgletion of the nearby “City Life” development, will benefit the entire
surrcunding area.

Threats

®  High availability of office spoces in the surmounding area;

B low office take-up in the subject micro-areq;

CBRE
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VALUATION REPORT

CBRE

CHRE VALUATICHH 5.P.A.
o ded Lawro, 5/7
20121 Milano

Tel. D2.655670.7
Fax D2 £55670.50

This copy of the Report has been franslated for information purpesss enly. In case of
doubt or discrepancies fhe [falian version shall be read and it shall prevail

REpDH Date 1]"Jc|nuc|qr 2018

Addressees COIMA RES 5.p.A_ 5l
Piozza Goe Aulenti, 12
20154 — Milanc

To the kind aoftenfion of: The Board of Directors

The Properties Office building, Via Monte Rasa, 93
20149 Milan - kaly

Property Descripfions The subject property consists of an office building
located in the north-western semicentral area of Milan.
The properly, including 4 buildings constructed in
different periods, cccupies the entire block delimited by
via Monterosa to the east a est, via Pietro Tempesta o

the south east, via Giovanni Migliara to the west and
Piazzale Lotto to the north.

The buildings are almest entirely lzased.

Ownership Purpose Investmant.

|n5|rucﬁor| Te wvaolue on the bosis of Market Value the relevant
inferests in the Fraperﬁes as at the Valuation Date in

accordance with the terms of engagement, that is the
Framewark ngeemenf [Offer M. 147/2014) sl'gned on

14 June 2014.
Valuation Date 31 December 2017

Capadity of Valuer External.

www_chre it

. CBRE VALLATION 5. via dal Lours 5/7 20171 Mlenc .
RICS CF /P LVA n. 04319800153 - cap sac. £ 500,000 iv. RICS
Sociahd seggets ol cHiita di dirzizne & ssardinamends da parte dells Seswis CERE Lid
Faguloted by FICE
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VALUATION REFORT

Purpose

Market Value

Compliance with
Valuvation Standards

Spedal Assumptions

Assumptions

Variation from
Standard
Assumptions

U pcluie previous valuation

Market Vaolue as at 31 December 2017
€ 40,400,000

(SETY MILLION FOUR HUMDRED THOUSAND
EUROE)

exclusive of pun:huse r's costs and VAT,

Owr opinion of Market Vialue is based upen the Scope
of Work and Valugtion Assumptions attached, and has
been primarily derived using comparable recent market
transacfions en arm’s length ferms.

The wvaluation has been prepared in occordance with
The RICS Valuation — Global Standards {“the FRed
Book”).

We confirm that we have sufficient current local and
national knowledge of the paricular propery market
involved, and have the skillk and understonding to
underfake the wvolugtion competently. Where the
knowledge and skill requirements of The Red Book have
been met in cggregate by more than one valuer within
CBRE, we confirm that a list of those valvers has been
refoined within the werking popers, fogether with
confirmation that each named valuer complies with the

requirements of The Red Book.

Me.

The speci'ﬁ'c characteristics of the F'r'clpert',r considered,
used os a basis for the ossessment, are those indicated
in the Valuation Report.

For the valugfion we considered information provided
by the Client about technical and rental aspects of the

properfy.

I any of the information or assumptions on which the
valuation is based are 5ubﬁequen+|',r found to be

incorrect, the valuation ﬁ'gures miay alse be incormact
and should be reconsidered.

Maone
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Market Conditions

Valuver

Independence

Conflicts of Interest

Reliance

Publication

W 250

The values stated in this report represent our Db[eclfw_l
opinicn of Market Vaolue in occordance with the
definition set out obove as of the date of valuation.
Amungﬁf ather 1'|'|ings, this assumes that the properfies
hod been prnperhr marketed and that em:l'lclnge of
contracts tock place on this date.

At the same fime, we cannot exclude that there may
exist other market segments of demand and/er supply
relative to the subject acfivities examined and as such,
may implicate that the single unitary criteria selected
and adopted within this report be modified.

The Fruperiy has been volued bry a valver who is
qucl|i'[ied for the purpose of the wvaolugtion in
accordance with the RICS Valuation — Professional
Standards (The Red Book).

The total fees, including the fee for this assignment,
eamed by CBRE Valugtion 5.p.A. (or other companies
forming part of the some group of companies within
ltaly) from the Addressee (or other companies forming
part of the same group of companies) are less than
5.0% of the total ltaly revenues.

We confirm that we hove had no previcus material
involvement with the property, and that copies of our
conflict of interest checks have been retoined within
the wnrlc.ing papers.

This report is for the use only by the party to wheom it is
addressed for the specific purpose set cut hersin and
no responsibility is accepted to any third pary for the
whale or any part of its contents.

Meither the whele nor any part of our repert nor any
references thersto miay be included in any published
document, circular or statement nor pqu'shEd in any
Wiy without our prior written uppn:m:ﬂ of the form and
context in which it will appear.

Such publication of, or reference to this report will not
be pemitted unless # confoins o sufficient
contemporanecus reference fo any departure from the
Royal Insfitution of Chartered Surveyors Valuation —
Professional Standards or the incorporation of the

CBRE
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speciul assumptions referred to herein.

This report was prepared by:
- Fulvie Volpe
under the supervision of Loura Mauri MRICS.

Yours {uﬁh‘Fu“'r Yours fi::il"ﬂrﬁ.l":gI
)
e {
Dt sl
Managing Director Executive Director
RICS Registered Valuer
For and on behalf of For and on behalf of
CBRE VALUATION 5.p A CBRE VALUATION 5.p.A.
E: davide. cottarini@chre.com E: lourn.mavrii@chbre.com
CBRE VALUATION 5.P.A.
Valuation & .-"-"..dvisur'.r Services
T: 02 6550701

F: 02 655467050

W www chre it

Prq'ed Reference: 8832
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The present analysis is an update of o previous valuation
carried out by CBRE Valuation 5.p.A. dated 30 September
2017; ond considering new documentafion provided by
the Client, which we assumed fo be complete and correct:

B legse contract and scheme with rented surfoces;

m Rent roll;

u F'mper‘t',l toue;
B Plans;
B Table of accommedation.

Any other sources of information are specifically reported
in the report.

Our report confains a brief summary of the properies
detnils on which our valuation has been based.

An infernal and external inspection of the subject property
was underfaken CBRE Valuation 5.pf'-.. valuers on 11
December 2017.

We hove not meosured the Properfies but have relied
upon the floor areas provided. We have not checked these
on sifes.

We have not undertoken, nor are we aware of the content
of, any environmental audit or other environmental
investigation or soil survey which may have been carried
out on the Properties and which may draw attention to any
contamingtion or the possibilty of any such
contaminafion.

We have not caried out any invesfigations info the past or
present uses of the Fmperﬁe&, nor of any neigl‘llxruring
land, in order to establish whether there is any pdrenﬁal
for contamination and have therefore assumed that none

exists.

We have not carried out building surveys, tested services,
made  independent site  invesfigotions, inspecied
woodwork, exposed ports of the strucfure which were
coverad, unexposed or ingccessible, nor arranged for any
investigations to be caried out fo determine whether or
not any deleterious or hazardous materials or techniques

CBRE
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Town Planning

Titles, Tenures and
Lettings

hove been used, or are present, in any part of the
Fmperﬁe&. We are unable, therefore, to give any
assurance that the Fmperﬁes are free from defect.

We hove not underigken planning enguires; relafive
infermation stated within cur report hos been provided by
the Client.

We therefore connot tfake responsibility for eventual
consequences deriving from incorrect and/or missing
information.

Deetails of title/tenure under which the Properties are held
and of leftings to which they is subject are as supplied to
us. We have not generally examined nor had cccess to all
the deeds, leases or other documents relating thersfo.
Where ifformation from deeds, leases or other documents
is recorded in this report, it represents our understanding
of the relevart documents. We should emphasise,
however, that the interpretation of the decuments of fitle
(including relevant deeds, leases and planning consents) is

the responsibility of your legal adviser.

We hove not conducted credit enquiries on the financial
stotus of any tenants. We have, however, reflected our
general understanding of Client’s likely percepfions of the
financial status of tenants.

CBRE
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VALUATION ASSUMPTIONS

Capital Valuves

VAT

Rental Values

The Properties

Environmental
Matters

Each valuation has been prepclred on the basis of
"Market Value" [RICS edition 2017), which is defined as:

“The estimaisd amount for which an osssf or liobiliy
should Bxchcrnga on the valugfion dofe bstween o
willing buysr ond a willing ssller in an arm's-langth
tronsoction ofter propsr marksting whersin the paoriss
had sach ocfed knowledgeably, prudently ond without

. A
CDI’?"IF‘-L.'lIEfDJ'I -

Mo allowances hove been maode for any expenses of
realisafion nor for taxotion which might arise in the
event of a disposal. Acquisiion costs have not been
incleded in our valuation.

Mo account has been token of any infer-company
leases or arrongements, nor of any mortgages,
debentures or other charges.

Mo occount has been token of the ovaoilability or
otherwise of capital based Government or other grants
from the European Commission.

All rents and copital values stated in this repert are
exclusive of VAT,

Rental values indicated in our report are those which
hove been udc:pfed b1_,r us as appropriate in assessing
the CCIFIH‘GI value and are not I'IE-EESSIJI'il'ﬁr appropriate for

ather puUrposes nor do 1|1n=_v!,r necasan’l’ﬁr accord with the
definition of Market Rent.

Londlord’s fixtures such as lifts, escolators, central
heating and other nomal service installations have
been freated as an integral part of the building and are

included within cur valuaticns.

We have not caried out any invesfigation into the past
or present uses of the Fn:bper't',r, nor of any nefgl'lbuuring
land, in order to establish whether there is any pﬂienﬁul
for contamingtion ond hove thersfore ossumed that

none exists.

In the cbsence of any information to the contrary, we
have assumed that the Property and adivifies coried
out thersin are aligned with current environmental
regulations.

CBRE
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Planning and Lettings

In the absence of any information to the confrary, we
have assumed that:

(o) the Properties are mot contominated ond are not
adversely offecied by any existing or proposed

environmental law;

(b) any processes which are carmied ouwt on the
Properties which are regulated by environmental
legislation are properly licensed by the appropricte

authorities.

We have assumed that the properfies possess and [/ or
will possess in the near future, in accordance with the
provisions provided in relafion fo the naficnal transfer
and leasing of property, the Energy Perdormance
Certificate [APE) or equhﬂ:lenf certification.

In the cbsence of any information to the contrary, we

haove assumed that:

(o) there are no obnommal gmund conditions, nor
urthue—nlogicul remains, present which rm'gl'lf udverseh'
affect the current or future occupation, develnpmenf or
value of the propery;

(b) the Properties are free from rot, infestation, structural
or lotent defect;

& no curneni'l'gr known deleterious or hozordous
materials or suspect iecl'lniques, inc|uding but not
limited to Cump—nsl'fe Fane"l'ng, haove been used in the
construction of, or subﬁequen’r alterations or additions
to, the Fmperﬁe&; and

(d) the services, ond ony ossocigfed confrols or
software, are in working order and free from defect.

Unless stated otherwise within this report, and in the

absence of any information to the contrary, we have

assumed that
(o) the Properies possess o good and marketable title

free from any cnerous or hampering resiriciions or
conditions;
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(b} all buildl'ngs have been erected either pricr fo
plunning control, or in accordance with plunning
permissions, and have the benefit of permaonent
planning consents or existing wse rights for their current
use;

(c) the Properties are not adversely offected by town
planning or reed proposals;

(d) all buildings comply with all statutery and local
clufhc:rif!,r requirements including building, fire and
health and sufeiy r'egu|c|1inns;

(2] enly miner or inconseguential costs will be incurred
if any modifications or alterations are necessary in order
for oCCupiers of each Fmperh,r ho ccmphr with the
provisions of the relevant dl'sul:\ill'ﬂ,r discrimination

|egis||::‘|1'un,‘

(i thers are no tenont's improvements that  will
materially offect our cpinion of the rent that would be
obtoined on review or renawal;

{g:l tenants will meet their Db|iguﬁon5 under their leases;

(h} there are no user restrictions or other restrictive

covenants in leases which would ud\rerse|',r affect value;

(i) where appropriate, permission fo assign the interest
being valued herein would not be withheld by the
landlord where required; and

{|] vacont possession  can be given of all

accommeodation which is unlet or is let on o service

oooupancy.

(k) in ltaly, it is commen and often advantageous from a
fiscal standpeint for fransfers of real estofe to take place
vig transfers of the capital of real estofe companies (so-
called share deal os cpposed to asset decl): the
toxafion level applied cannot be standardized, but must
be evaoluated on o cose-by-cose basis. In order to
define the Tetal Purchase Price, the purchaser's costs or
acquisifion fees [i.e. fechnical and legal fees, stamp
duty, agent fees, etc), as at the Valugtion Dote should
be added. All rents and capital values, costs and other
figures stated in this report are exclusive of VAT.
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Fiscal Aspeds Mo legal, fiscal or financing aspects have been token
info consideration unless spE-cl'ﬁi:a"':,' indicated within
this fD“Dle'ng report.

In lkoly the transoction costs are not nomally
considered for valuation purpeoses. For this reeson our
valuation dees nof consider any deducions relafed fo
costs such as taxes, legal fees, fronsadtion fees, efc.

LEGAL NOTICE

This valuation report (the “Rsport”) hos bssn preporsd by CBRE Voluotion 5.pA
[“CBRE") sxclusively for COIMA RES 5.p.A SIIQ (the “Clisnt”) in occordance with the
terms of the instruction letfer doted 14 Juns 2014, The Report is confidential and it must
not be disclossd fo any person other than the Clisnt without CBRE's prior writfen consent.
CBRE has provided this repert on the undersfanding that it will enly be ssen and used by
the Client and no other person is enfifled fo rely upon if, unless CBRE hos expressly
agreed in writing. Where CBRE hos expressly ogreed that o persen other than the Clisnt
can rely upon the report then CBRE shall have no gredter liability to any pary relying on
this report than it would have hod if such pary had been nomed as a joint clisnt under
the [nstruction.

CBREs maximum aggregate liobility fo all parfiss, howsosver arising under, in
connedtion with or pursuant fo rsliance upon this Reporf, and whether in contract, fort,
negligence or otherwiss shall not excesd the lower of:

(i) 25% of the valus of the properly to which the Instrucfion relates on the date of the
Instruction; or
(i) £10 Million (Ten Million Euro); and

CBRE shall not be lioble for anmy indired!, special or consequential loss or domoge

howsoever coused, whether in coniract, fori, negligence or otherwise, arising from or in
connechion with this Report. Mothing in this Report sholl sxclude liobility which cannof be

excluded by law.
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VALUATION REPORT

Market Value of the Office building located in Milan, Via Privato Deruta, 19,
including #wo unifs called "Building A" and "Building B".

This copy of the Report has been transloted for infarmation purpeses anly. In case of doubt ar
discrepancies the Holian version shall be read and it shall prevail).

COIMA RES 5.p.A_SIINQ |
Piaz=o Gaos Aulenti, 12

20754 — MILANO

Valuation Dare: 31 December 2017
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Thiz voleohon report (the “Report”] hos been prepored by CBRE Volwohion S.p.A (“CBRE™)
exclusively for COIMA RES 5.PA. S | (the “Client”) in occordonce with the ferms of engogement
cnfcred into between CBRE and the chent doted 27 June 2017 (“the Instrwchion”). The Report iz
conhidentiol #o0 the Chent ond any other Addreszeez nomed heren ond the Chend ond the
Addreszees may nof disclose the Report valess expressly permitted fo do 80 wnder the Insfrechon.

Where CBRE hos expressly agreed [by waoy of o refiance letier) thot persons other than the Chent or
the Addregsees con rely wpon the Repovt (o “Relying Porky™ or “Relying Parties”™) then CBRE shail
hove no greoter Fability fo oy Relying Posty thon i# wowld hove if such porfy hod been nomed oz o
ot chent wnder the Instruchon.

CBRE's mmamum oggregode hiobility to the Chent, Addressees and #o any Relying Porfies howsoever
arigng wider, i1 connechon with or purseort 1o thiz Report and/fov the [nstrechion fogether, whether
in contrect, hord, negligence or otherwise shall not exceed the lower of-

(i) 25% of the voluve of the property #o which the lnstrochion relodes (o of the voluofion date); or
(i) €10 ralliow {10,000,000.00 Ewra).

Subject +o the ferms of the lnsfrechion, CBRE sholl not be boble for any indirect, speciol or
consequental losz o domoge howsoover cowsed, whether in condroct, #ort, negligence or
otherwise, origing from o in connechon with this Repovt. MNothing n thiz Report sholl exclude
liability wehich connot be excleded by low.

If you are nerher the Clhend, on Addressee nor o Relymng Porty then you ore viewing this Repot on o
non-relionce bosis ond for informaofionol perposes oaly. You moy not rely on the Repord for any
purpose whotsoever and CBRE sholl not be frable for ony lose or domoge you moy suffer (whether
divect, indirect or consequentiol] of o result of vnouvthorised wvse of or relionce on this Report. CBRE
gives no wnderaking fo provide ony oddihonol informohion o cowect any MocCurocies m the
Repaoit.

Mone of the informokon i fhiz Report constrvies advice oe #0 the mesides of endenng wifo any form
of transochon.
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The Property
Address: Via Privata Deruta, 19 — 20132 Milanc (M) - Haly
Main wse: CHfice
Tenure

CBRE VALUATION 5.p.A. has not generally examined nor had cccess fo all the deeds,
leases or other documents relofing therete. As communicoted by the Clienf, we
understand that the Property is held on freeheld basis by “COIMA RES 3.p AL SIINGHT™.

Tenancies

Bui|dings Aand B are f'|.|||y let to Banca Mazionale del Lavoro S.p..."'... The two leas=
contracts in place have a fixed duration of & years starfing from 01/01/2016 and con
be renewed for further & years upon first lease =xpiry dote. The fenant has the right to
recede from the contracts from 01/01/2022 with advonce notice at least 12 months
befare, so by 31/12/2020.

Market Value

The Market Value as at 31 December 2017 is:
€ 51,900,000.00
(FIFTY ONE MILLIOM MNIME HUMDRED THOUSAMD EUROS)
exclusive of VAT and mclrlceﬂng

split up as follows:

Building A: € 23,900,000.00 (TWENTY THREE MILLION MINE HUMDRED THOUSAND
EUROS) exclusive of VAT and marketing

Building B: € 28,000,000.00 (TWENTY EIGHT MILLION EURCYS) exclusive of VAT and

marketing
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Yield Profile

Discounted rate 1 (Building A and B) 5.50%
fin the pericd of the in force lease confracts)

Discounted rate 2 (Building A and B) 7.70%
(in the period of the in force lease condracis)

Met Cap rate (Building A and B) 5.60%
Gross Initial Yield {Building A 7.01%
Met Initial Yield (Building A) &.15%
Gross Exit Yield (Building A) 6.47%
Gross Inifial Yield (Building B) 6.84%
Met Initicl Yield (Building B) 5.99%
Gross Exit yield (Building B} &.40%
Comments

Strengths

B Grade A office building with flexible layout, open spaces, suspended flooring,
suspended ceilings, lifts and good heafing comfort;

Recently built (2007);

.-"-".vailu:.ll:u'|i1',r of numercus covered and uncovered parking spaces;

Excellent accessibility by private and public transport;

Good visibility;

Good stote of maintenance and repair;

OHffice spaces with high level of notural lightfing;

Regular and flesible floar layout alse for mere than one tenant.

Weaknesses

B The micro location is a secondary business district;
B Wide size for the local market requast.

Opportunities

L Surmunding area r'ecenfh' devehped with the construction of numerocus offices, see
Mefrncornplex;

B Office building easy to split vp for more than one tenant;

B A new metro station (M4) will Cpen some 400 m distance from the sub[e-l:i property;

Threats

B Should BML release the spaces before the first expiry date, it would be necessary fo
consider a fractionised lease of the spaces.
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CHRE VALUATICMN 5.P.A.
i ded Lawro, 5,7
20121 Milons

Tel. 02 &55670.1
Fax D2 &55870.50

milon(@chbre.com
werw.chre.com

m:cnpy:ftlu Rlp:u'l' has been franslated for information purpeses nnhr In case of
deubt er discrepancies fhe lialian version shall be read and it shall prevail

REpDrI Date 11 Janwary 2018

Addressees (Client) COIMA RES 5.p.A SIING |
Piozza Goe Aulenti, 12
20154 — Milane

To the kind attention of Dott. Emilione Mancuso
The Property Ofice property including twe buildings, A and B.

Property Descri pliﬂn Property including two seporofe  buildings  caolled
“Building A" and “Building B recently construcied
(2007), located in the north/eastern area of Milan, near
Piazza Udine. Building A is amranged over 7 floors
above ground and 2 basement levels. Building B is
arranged over B floors above ground and 2 bosement
levels. The basement levels house 200 parking spaces,
the external crea at gmund floor counts some 90

I.II'H:B'I'EFEI:I Pﬂl‘hl‘lg Spoces.

Ownership Purpose Investment.

Instruchion To wvalue on the bosis of Market Vaolue the freehold
interests in the Property as ot the Yaluation Date in
accordance with the letter of instruction and ferms of
engogement dated 29 May 2017 jref. Of. Mo.
118/17), confirmed on 21 June 2017

Valuation Date 31 December 2017
wewnar.chre. it
CERE VALLATION 5.p A win dul Laura 37 T0121 Milans y .
C.FJF. INA n 04319600183 - cop. sce. € 500,000 .. (E}; RICS

Sasied snggatis oll'sHndE d dimciane e cocrdinaments da pars della Soowks CERE Lid
Raguloied by RICS
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If any of the information or assumpficns on which the
voluation is bosed are subsequenfly found to be
incomrect, the valugfion figures may clse be incomect
and should be reconsiderad.

Variation from Nere
Standard
Assumptions

Market Condifions The values stated in this report represent our objective
opinion of Market Volue in accordance with the

definition set out above as of the dote of valuation.
Amungsf other 1|1|'n\gs, this assumes that the properties
had been pererh' marketed and that exchﬂng& of
contracts took pluce on this date.

At the same time, we connof exclude thot there may
exist other market segments of demand and/or supply
relative to the subject ocfivities examined and as such,
may implicate that the single unitary criferic selected
and adopted within this report be medified.

Valuer The Property hos been wvalued by a valuer who is
quu|i‘ﬁed for the purpose of the valuation in accordance
with the RICS Valuation — Professional Standards (The
Red Book).

Independence The total fees, including the fee for this ossignment,
eamed by CBRE Veluation 5.p.A. (or other companies
forming part of the some group of companies within
ltaly) from the Addressee or other companies ferming
part of the same group of companies) are less than
5.0% of the total ltaly revenues.

Disclosure The princip-:.ll signafory of this report has currlfnuuusly
been the signatory of valuations for the some addressee
and valuation pUrpose as this report since 30/06/2017.
CBRE Valuation 5.p..-"-‘\. has conﬁnum.lsh' been camying
out valuation instructions for the oddresses of this report
since 30/06/2017.

CBRE VALUATION 5p.A. hos coried cut Valuation
services only on behalf of the oddressee for under 5
years

Conflicts of Interest We confirm that we hove had no previous material
involvement with the property, and that copies of our
conflict of interest checks have been retained within the
working papers.
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Relionce This report is for the use only by the parly o whom it is
addressed for the specific purpose set cut hersin and no
responsibility is accepted to any third parfy for the whele
or any part of ifs contents.

Publication Meither the whole nor any part of our report nor any
references thereto may be included in any publishe-d
document, circular or statement nor publishe-d in any
wiay without our prior written upprcw-:.ﬂ of the form and
context in which it will appear.

Such publication of, or reference to this report will not
be pemitted wunless # confgins o  sufficient
contemporanecus reference fo any deparfure from the
Royal Institution of Chartered Surveyors Vaoluation —
Professional Stondords or the incorporgtion of the
special assumpfions referred to hersin.

CBRE
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This repert was prepared by:
- lovro Lenzi
under the supervision of Laura Mauri MRICS

Yours {ul"rHFu“y Yours f{:il"ﬂrﬁ.l":f

Managing Director Executive Director
RICS Registered Yaluer

For and on behalf of For and on behalf of

CBRE VALUATION 5.p.A. CBRE VALUATION S.p.A.

T: 037 02 6556 701 T: 039 02 6556 701

E: davide cottarini@chre.com E: lourn.mavrii@«chbre.com

For and on behalf of
CBRE Valuation 5. p A
T- 03?02 3037 771
F: 032 02 4556 7050

W wwew chre.it

P‘rq'ecf Reference: 17-64YAL-0254

Report Version: ITA_Standard Valuation
Report template updated 2017-11-
0% wverl .2 dotm
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SCHEDULE OF MARKET VALUES

Properties Held for Investment

Leasehold Market Yalue TOTAL
Building A, Milan, Via Privato Dervto, 19 X 23,900,000.00
Building B, Milan, Via Privata Dernsta, 19 X 28,000,000.00
TOTAL 51,900,000.00

CBRE
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SCOPE OF WORK & SOURCES OF
INFORMATION

Sources of We hove camried out the valuations in accordance with

Information the instruction lefter received, ond based on the
decumentation provided to us by the Client, listed
below:

« DWG flcor plans;

e Floor area split up by floor and vss;
e Rent roll;

* Property taxes [I.M.U. e TAS1);

e Global Insurance.

Otther odditional sources of information are specifically
menficned in the present report.

The Property Owr report contains a brief surmmary of the property
details on which cur valuation has been based.

Inspeﬂion As instructed, for the present bionnual uvpdofe we
inspected the propery internally on 11 December
2017.

The inspecticn was undertaken I:ry Loavra Lenzi.

Areas We hove not measured the Property, but as instructed
we hove relied upon the floor areas provided by the
Client, considered compete and correct.

Environmental We have not undertoken, nor are we aware of the
Matters content  of, any environmental audit or other
environmental invesfigation or soil Survey which may
have been camried out on the Fr'clperi'!,r and which may
drow oftention to any contamination or the pn'ssibilﬁ'!,r of

any such contamination.

We hove not carried cut any investigations info the past
or present uses of the Propery, nor of any neighbouring
land, in order to establish whether there is any potential
for contomingfion and have thersfore assumed that
none exists.

Repuir and Condition We have not carmied out building surveys, tested

services, maode independenf site  invesfigations,

CBRE
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inspected woodwork, exposed parts of the structure
which were coversd, une:r.pused or inoccessible, nor
arranged for any investigations to be carred out fo
determine whether or not any deletericus or hazardous
materials or fechnl'que& have been used, or are present,
in any part of the Frupert!,r. We are unable, therefore,
to give any assurance that the Pmperﬁ- are free from

defect.

Town Planning We have made verbal Plonning enquiries only of the
Milan Ceuncil Planning Department and consulied the
website.

We therefore connot toke responsibility for eventual
consequences deriving from incorrect and/or missing

information.
Titles, Tenures and Details of titleftenure undar which the Properies are
L,eﬂings held and of IEHings to which 'I'|'|E1_,r is subied are as
supplied to us.

We hove not generally exaomined nor had access o all
the deeds, leases or other documents relafing thereto.
Where information from deeds, leases or other
documents is recorded in this repor, it represents our
understanding of the relevant documents.

We should emphasise, however, that the interpretation
of the documents of title I:l'ncludl'ng relevant deeds,
leases and plunning consents) iz the rEﬁp-Dnsl'bﬂif,r of
your |egn| adviser.

We hove not conducied credit enguiries on the financial
status of any fenants.

We have, however, reflected our general understanding
of Client’s likely percepfions of the financial stotus of
tenants.

CBRE
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VALUATION ASSUMPTIONS

Capital Values

Rental Values

The Property

The wvaluation has been prepclred on the basis of
“Market Value” which, in occordance with the “RICS
Valuation — Global Stondards 20177 of the Royal
Institution of Charfered Surveyors, is defined as:

“Ths sstimatsd amount for which an assef or liability
should exchangs on the valuotion dofe bstwssn a
willing buysr ond a willing seller in an arm's-length
tronsoction ofter propsr marksting whersin the poriss
hod soch acfed knowledgeably, prudently ond without

-
compulsion”.

The valugtion represents the wvalue which would be
stated within o potential deed of sale as at Valwation
Date. Mo ollewances have been mode for any expenses
of realisation nor for taxation, which migh‘r arise in the

event of o dispnml.

Mo account has been token of any inter-company
leases or amraongements, nor of any mortgoges,
debentures or other charges.

Mo account has been taken of the availability or
otherwise of capital based Government or other grants
from the European Commissicn.

Rentol values indicated in our report are those which
have been odopted by us as oppropriate in ossessing
the capital value and are not necessarily appropriate for

other purposes ner do they necessarily accord with the
definition of Market Rent.

Where appropriate we have regarded the shop fronts of
retail and showroom accommedation as forming an

infegrcll part of the building.

Londlord’s fistures such as lifts, escalators, central
heating and other nomal service installations have
been freated as an integral part of the building and are
included within our valuations.

Process plant and machinery, tenants’ fixtures and
specialist trade fitings have been excluded from our
valeations. All measurements, areas and ages quoted
in cur report are approximate

CBRE
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Envircnmental In the cbsence of any information to the confrary, we
Matters have assumed that:

[a) the Froperfies are not contominaoted and are not
udverse|',r affected |:r5r any ewsting or pmpnsed

environmental law;

(b} any processes which are camied out on the
Properties which are regulated by environmental
legislation are properly licensed by the oppropriate
authorities;

(g} the P'rc:perly possesses curmrent energy perfcmance
cerificates as required under government directives.

Repair and Condition In the absence of any information fo the contrary, we
have assumed that:

(a) there are no obnomal gmund conditions, nor
urthue-nlogicul remains, present which rm'gl'l’r udverseh'
affect the current or futura occcupation, develnpmenf or
value of the property;

(b} the Properties are free from rot, infestotion, struciural
or latent defect;

[ no curreni'hr known deleferious or hozordous
materials or suspact iecl'lniques, inc|uc:|ing but not
limited to Cump—nﬁl’f& Fane"l'ng, have been used in the
construction of, or subﬁequerﬂ alterations or additions
to, the Properlfe&; and

(d) the services, ond any ossocigfed confrols or
software, are in working order and free from defect.

We have otherwise had rEg-:.lrd to the age and apparent
geneml condition of the Pmp-er‘t',r. Comments made in
the property details do not purport fo express an
opinion obout, or advise upeon, the condition of
unl'nspeded parts and should not be taken as rn-c:lr:ing
an irnplied representafion or stotement about such
paris.

Title, Tenure, Leﬂingsr Unless stoted otherwise within this report, and in the

Planning, Taxation obsence of any information to the contrary, we have
and Statutory & Local @ssumed that
AUihGI‘ii‘y (g} the Property possesses a good and marketable title

free from any onerous or hampering restrictions or

CBRE
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requirements

conditions;

(b} all buildl'ngs have been erected either prior to
plunning control, or in accordance with plunning
permissions, and have the benefit of permanent
plunning consents or exisiing use rigl'lfs for their cument

uss;

"

[c) the Propery is nof odversely affected by town
planning or road proposals;

(d) all buildings cumphr with all statutory and local

clui'hc:riﬁ,r requirements including l:uuilding, fire and
health and su'feiy r'egu|c|ﬁans;

(e} enly minor or inconsequential costs will be incurred
if any modifications or alterations are necessary in order
for occcupiers of each Propery to comply with the
provisions of the relevant disaobility discrimination

legislafion;

[f} there are no tenant's improvements that  will
rnafeﬁulhr affect our opinion of the rent that would be

obtained on review or renawal;
(g) tenants will meet their obligations under their leases;

[k} there are no user restrictions or other restrictive
covenants in leases which would adversely affect value;

[i] where approprate, permission to assign the interast
being valued herein would not be withheld byr the
landlerd where required; and

jl vocont possession can  be given of all
accommedation which is unlet or is let on o service

occupancy.

(k) In |h:||'5r, it is common and offen udv{:nfagenus from
a fiscal 5fc|ndpuin1 for transfers of real estote to toke
pluce via tronsfers of the C{lFI-H‘CIl of real estote
companies [so-called share deal as Dppnsed to asset
deal). Cur valugtions do not toke into account this
possibility, where it exists.

It is commen prodiice in lialy to camy out voluations of
real estate gross of any disposal costs. Consequently,
we hove not deducted any cost that could emerge
during the disposal phose, such os faxes [with the
exclusion of Property Taxes and Register Tax), legal and
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'

agency fees, st

All rents and cclpil'c:| values, costs and other figumﬁ
stated in this report are exclusive of VAT.
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VALUATION REPORT

Market Value of the properties ownad by the Invesiment Closed Fund called
MHREC

{This copy of the Report has been translofed for information purposes only. In cose of doubt or
discrepancies the [talian version shall be read and it shall prevail)

COMAS.GR. S.pA.

Piazza Gae Aulenti, 12

20124 Milano

Yaluetion Date: 31 December 2017
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LEGAL MOTICE AMD DISCLAIMER
|

Legal Motice and Disclenmer

Thiz volvohon report (the “Report”) hos been prepared by CBRE Voleohon 5.p.A [“CBRE") excluaively for
COMMA SGR S.p A (the “Chent”) in cocordonce with the terma of engogement endered indo befween CBRE ond
the client doted 30 Movember 2015 [“the Instrechon®). The Report iz confidential fo the Client ond ony ofher
Addressees nomed herein ond the Chent ond the Addressesz moy not disclose the Report unless expresshy
permitted fo do so wvader the Inshruchion.

Where CBRE hos expressly ogreed (by woy of o refiance letier]) thot persons other than the Client or the
Addreszees con rely upon the Report (o “Relying Porty™ or “Relywng Porfies”) then CBRE sholl hove no greoier
lability to ooy Relying Pocty than # wowld hove if such porty hod been nomed oz o jownd chent wnder the
Instruchion.

CBRE's moamuem aggregode hobility to the Clent, Addressees ond #0 any Rehang Povhies howsoever arsing
wider, in connechon with or purswant fo Hhis Report ond/or the Inshrechion fogether, whether in confroct, fovk,
negligence or otherwise sholl nof exceed the lower of

(1) 25% of the volue of the property to which the Instrechon relotes (os of the valuohon dole);
(1) €10 million (140, 000, 000.00 Ewal).

Suvbject fo the terms of the lnstrection, CBRE shall not be limble for oy indirect, special or conseguentiol loss or
domoge howsoever coused, whether in controct, tord, negligence or otherwise, ansing from or M connechon
with thiz Report. Mothing m this Report sholl exclede Tability which connof be excluded By low.

If you ove neither the Client. on Addressee nov o Relying Porfy then you ove viewing thiz Report on o non-
refionce boziz and for informofional perposes only. You may nof rely on the Report for oy perpose whotsoever
and CBRE zholl not be able for any losz or domage yov may suffer (whether direct, mdirect or conseguenhol)
of o result of wowhorsed wvse of or refionce on this Report. CBRE gives no woderfoking fo provide ooy
oddfionod infiormation or correck any INGCCwrecies in the Report.

Mone of the infovmahion n thiz Report consfifufcs odvice o #o the merts of edering mfo any fovm of
Fromeonchion.
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EXECUTIVE SUMMARY

CBRE

CBRE VALUATIOM 5.p A
Via del Lows 5/7

20121 Milano

T+39 02 63 56 T
F + 39 02 &5 56 7050

mi |nnl':?_-':br=.c-urn
weerwr.chre. it

(This copy of the Report has been iranslated for infermation purposes anly. In cose of doubt or
dizcrepancies fhe lfalian version shall be read and i shall prevail]

Report Date

Addressee

Property Descripiion

Ownership Purpose

Instruction

Valuation Date

Capacity of Valver

Purpose

2% January 2018

CoOlMA S.GR 5pA for and behalf of the Fund
“WMHREC"

Piaza Gaoe Aulenti, 12

20124 Milano - ltaly

To the kind attention of Giuditta Losa

The Properfy consists of an office building located in

Roma, piozza Sturzo, an office building and hotel
located in Milane, via Melchicorre Gicia 4/8 and by the
participation in the company MHREC Real Estate Sar
{LUX).

For further details, plec:se refer to the attoched detailed
table.

Investment.

Market value of the subject properties, as at voluatfion
date, in accordance with your letier of instruction doted
8 June 2012.

31 December 2017

Independent.

Half-early update.

wwwchre it

ax, ax,
. CHRE WALUATICH 5.p.A. vic dal Lours 5/7 30121 hilanc R
6\ RICS TP VA n 04315500153 - cap. soc € S00.000 iv. 6\ RICS

Socishs sogoefio ollodiviia di dincions « coordinamenfo do parke dello Socie® THRE L

Fagulched by BICE
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'

Market YValue Market Value of the freshold-equivalent interest in the
properties belunging to the Fund “MHREC" and
participation in the company owned b}' the same fund,
as at 31 December 2017:

€15%9,685,000.00

(@ne Hundred fifty-nine million six hundred
eighty-five thouvsands ewros/00)

exclusive of VAT.

Owr opinion of Market Value is based upen the Scope
of Werk and Valuafion Assumptions attached, and haos
been primarily derived using comparable recent market
transactions en arm’s length terms.

Gompliunce with The woluation has been prepared in accordance with

VD'UI]“IGI'I Staondards the RICS Valuotion — Professional Global Standards
glnbul Junuur!,r 2017 which incorporates including the
International Valuation Standards (“the Red Book”).

We confim that we have sufficient current local and
national knowledge of the parficular propery market
involved, ond hove the skills and understonding fo
underfoke the valuation competently.

Where the knowledge and skill requirements of The Red
Book have been met in oggregate by mere than one
valuer within CBRE, we confirm that a list of those
valeers has been retained within the working papers,
together with confimation that each named wvaluer
cmplies with the requirements of The Red Book.

Special Assumptions  Ne.

Assumptions As to fenure, town planning, and development project
we have relied upon informatfion provided by the Client.

I any of the information or assumplions on which the
valvation is based are subﬁequenﬂ',r found to be

incorrect, the valuation Figures may alse be incormect

and should be reconsidered.

. Mone.
Varation from one
Standard
Assumptions
Market Condifions The values stoted in this report represent the resulf of

our local market research and ocur objective opinion of

CBRE
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7

Valuver

Independence

Conflicis of Interest

Reliance

Publication

Market Value in occordance with the definition set cut
above as of the date of valuation. At the same time, we
cannot exclude that there may exist other market
segments of demand cmd,-'rur 5upp|'_|l relative to the
subied octivities examined and as such, miay irrlplicufe
that the single unifary criteria selected and udnpfed
within this report be madifiad.

The Properly hos been wvolued by o voluer who is
qualified for the purpese of the valuofion in accordance
with the RICS Valuafion — Professional Stondards (The
Red Bock).

The totol fees, im:luding the fee for this assignment,
eamed b'r CBRE Valuation S.F:..-"-"._ [or other COMmpanies
ﬁnr‘ming part of the some group of companies within
|+u|',r] from the Addressee [or other companias furrning
part of the same group of ccmpﬂnies} are less than
5.0% of the total ltolian revenues.

We confirm thot we hove hod no previous material
involvement with the property, and thot copies of our
conflict of interest checks have been retained within the
working popers.

This report is for the use vc:ar'll'_|I of the party fo whom it is
addressed for the 5peci|"i|: purpose set out herein and no
I'ESPGHSibI-IH‘j' is acc\ep‘fe-d to any third parfy for the whole
or any part of its contents.

Meither the whole nor any part of our report nor any
references therefo maoy be included in any published
document, circular or stotement nor published in any
way without cur prior written approval of the form and
context in which it will cppear.

This report has been prepared by:
- Giovanni Angelini MRICS
- Dario Marchess MRICS
- Raffoella Peloso MRICS

- Cesore Carbonchi {Purfecl'paﬁan in the
cump-ur'ry:l
Under the SUpervisicn of Lowra Maourd MEICS
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Yours faithfully Yours faithfully
Louwra Mauri MRICS Roffeella Peloso MRICS
Advisor Director

RICS Registered Valuer

For and on behalf of For and on behalf of

CBRE VALUATION 5.p.A. CBRE VALUATION 5.p.A.

T: 02.46556 701 T: 02.6556 701

E: lavra.mauri@cbre.com E: roffaella.pelosci@chbre.com

CBRE VALUATIOM 5.p.A.
WValuation & Advisory Services
T- +39 02 4556 701

F- +39 02 4556 7050

W wew.chre. it

Project Reference: 8835

Repcrrf Wersion: Standard Valuation H.epDrf
template_2012-09
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MARKET VALUE SCHEME

Market Value as at 31 December 2017 asset by asset

Market Yalue (€]

1 Rome  Piazzals Luigi Sturzo, 23-31 CHfice portion/Shops/Aftic loor B83,790,000.00
corverted fo inhabitoble spoce

2o Milan  Vio Melchiome Gioia, 4/ OHfice portion,/Shops AF 30:0,000.00

2b Milan  Via Melchiom= Gioia, 4/B Hotel Portion 24,770,000.00

Porecipation in the company 3,B25,000.00

Total 159,685,000.00

Ewcluaive of VAT

Both properfies locoted in Milan and Reme, mainly for office use, present retail portions,
which value is equal to €16,700,000.00 for the propery in Rome ond egual o
€£,030,000.00 for the property in Milan.

CBRE
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SCOPE OF WORK & SOURCES OF
INFORMATION

Sources We hove carried out our work based upon information
supplied to us from the fc:“mwfng sources, which we

have ossumed to be comect and comprehensive:

In poricular, we howe been asked to update the
information clrecdy received for the valuation of the
subject Fund aos of 31/10/2017, confiming them if

unchanged.

The PerEI’I"'j‘ Our report confains o briaf SUMmary of the property
details on which our valuation has been based.

Inspection We inspected the Property infernally on 21 October
2017 (Reme) and on 17 Janwary 2018 (Milan).

The inspecfion was underaken by:
* Dario Marchese MRICS;
* Roffoella Pelose MRICS.

Areaas As instructed, we have relied upon floor areas provided
to vs by the Client; we hove not verified surfoces

provided and hove net made check measurements.

Environmental We have been instructed not to moke any investigafions

Matters in relation to the presence or pcﬂenﬁal presence of
contomination in land or bui|c||'ngs or the pnfenﬁal
presance of other environmental risk focors and to
assume that if investigotions  were made to an
appropriate extent then nDi'l'ling would be discovered
sufficient to affect value.

We hove not corried out any investigation into the past
or present uses of the Propery, nor of any neighbouring
land, in order to establish whether there is any potential
for contominafion and have therefore assumed that
none exists.

Repuir and Condition We have not camied out building surveys, tested
services, maode independenf site  invesfigations,
insp-eded woodwork, E:q::used paris of the strucure
which were coverad, une:r.pused or inoccessible, nor
clrrclnged for any investigations fo be carred out to
determine whether or not any deletericus or hazardous
materials or fechm'ques have been used, or are present,

CBRE
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Town Planning

Titles, Tenures and
Lettings

in any part of the Propery. We are unable, therefors, fo
give any assurance that the Propery is free from defect.

We have not made any town plannl'ng enguiry. We
haove taken into consideration what has been found in
the website of the subject municipality.

Informafion collected is given without liability on their
part and we cannot therefore occept responsibility for
incorrect information or for material omissions in the
information supplied fo us.

Details of title/tenure under which the Fmpe-r‘t',r is held
and of |Eﬂir'|gs to which it is 5u|::-iecl are as 5upp|iec| to
us h:.l the Client.

Where information from deeds, leases or other

documents is recorded in this repor, it represents cur
understanding of the relevant documents.

We should emphasise, however, that the inferprefation
of the documents of fitle (including relevant deeds,
leases and planning consents) is the responsibilily of
your legal adviser.

We have not conducted credit enguiries on the financial
status of any tenants. We have, however, reflected our
geneml undersfclnding of purchasers’ ||'ke|'5r perceplions
of the financial stotus of tenants. The voluation
cerificate refers to the valuation of the real estates. Mo
consideration whatsoever has been maode with regard
trade license, going concem, refail aochivily or
participations.
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VALUATION ASSUMPTIONS

quitul Values The waluation has been prepored on the basis of
“Market Value™ which, in cccordonce with the RICS
Valuation — Glebal Standards 2017 (“the Red Book™), is
defined as:

“The esfimated amount for which an asset or liability
should exchange on the voluafion dote between o
willing buyer and a willing seller in an arm’s length
transaction, after proper marketing and whers the
parties hod soch ocded knowledgecbly, prudently and

without compulsion”.

Mo cllowances have been made for any expenses of
realisotion nor for toxotion which migh‘l arise in the
event of a dl'spl:vsal. ﬂcquisiliun costs hove not been
included in our voluation.

Mo account has been token of any  infer-company
leases or arrangements, nor of any mortgoges,
debentures or other charges.

Mo account has been taken of the umﬂubilif‘f or
otherwise of capﬂul bosed Government or Eump-ean
Community grants.

Rental Values Rental values indicated in our report are those which
hove been udc:phed b‘r us as approprate in assessing
the cclpifal value and are not necﬁsarihr appropriate for

ather PUrpOsEs mor do ﬂ'w_-'r necaﬂ::n'h' accord with the
definition of Market Rent.

The Property Londlord’s fixtures such as lifts, escolotors, centrol
heating ond other nomal service installations have
been frected as an integral part of the building and are
included within cur valuations.

All measurements, areas and ages quuh_-d in ocur report
are approximate.

Environmental In the cbsence of any information to the confrary, we
Matters haove assumed that:

() the Property is not contominated and is not adversely
affected by any existing or proposed environmental law;

(b} any processes which are caried out on the Pmper‘t',r

CBRE
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Repair and Condition

Title, Tenure, Lettings,
Planning, Taxation
and Statutory & Local
Authority
requirements

which are regulated by envircnmental legislation are
properly licensed by the appropriate authorities.

[€) at the end of the deve|nprnent the Fruperl'r wil
possess the energy perfformance cerificates [AP.E. -
Attestato di Prestozione Emergsfica or equivalent) as
required under government directives.

In the absence of any infermation to the confrary, we
have ossumed that:

[a) there are ne dabnormal gmund conditions, nor
urthuenlogiml remains, present which rnl'gl'l’r cldverse|',r
affect the current or fulure cccupation, development or
value of the property;

(b} the Property is free from roft, infestation, struciural or
latent defect;

[ mno currenl'l'r known deleterious or hozardous
materials or suspech ied'lniques, inc|uc|ing but not
limited to Cumpl:vsife Fane"l’ng, hove been used in the
construction of, or subrsequerﬂ alterations or additions
to, the Properly; and

(d) the services, ond ony ossociofed confrols or
software, are in working order and free from defect.

We have otherwise had rEgard to the oge and apparent
geneml condition of the P'rc:perl'_.l Comments made in
the property detoils do not purport fo express an
opinion obout, or advise upeon, the condition of
uninspected parts and should not be token os making
an implied representofion or stotement about such
paris.

Unless stoted otherwise within this report, and in the
absence of any information to the contrary, we have
assumed that:

(g} the Fmpert',r POssesses a gcu:»cl and marketable title
free from any onercus or hampeﬁng restrictions or

conditions;

(b) cll buildings hove been erected sither pricr to
planning control, or in accordance with planning
permissions, and have the benefit of permanent
planning consents or existing use rights for their current
use;

"
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(g the Prop-ert:.- is nof udverse|y affected b1_|l town
plunning or rood prcpc:s:ulﬁ;

(d) all buildings comply with all statutery and local
authority requirements incleding building, fire and
health and safety regulations;

(&) r:::nr'll'_|I Minor or incurtsequenﬁal costs will be incurred
if any modifications or alterations are necassany in order
for oCCupiers of each Pmper‘i'y to mmpl’r with the
provisions of the relevant dl'sclbilif',r discrimination

|egis|uﬁcm;

(i there are no tenont's improvements that will
materially offect our cpinion of the rent thot would be
obtained on review or renewal;

{g:l tenants will meat thair Db|igu11'uns under their leases;

[k} there are no user restrictions or other restrictive

covenants in leases which would udverse|',r affect value;

(i) where appropriate, permission fo assign the interest
being valued herein would not be withheld by the
landlord where required; and

{|] vocont  possession  can be given of all

accommodation which is unlet or is let on o service

cooupancy.

(k) in ltaly, it is common and often advantogeous from a
fiscal standpeint for fransfers of real estate to take place
via transfers of the capital of real estofe companies (so-
called share deal as opposed to aosset decl): the
toxafion level applied cannot be standardized, but must
be evoluated on o cose-by-cose basis. In order o
define the Total Purchase Price, the purchaser’s costs or
acquisition fees (i.e. technical and legal fees, stamp
dl..rty, agent fees, etc), as at the Valuation Date should
be added. All rents and mpi|a| volues, costs and other
figuna-s stated in this report are exclusive of VAT.

Fizcal aspects Mo legal, fiscal or financial espects hove been
considered other than those explicitly quoted below. In
ltaly we do not consider the transoction costs for
voluations. Fer this reason our valuation does not
include any deduction relative fo costs such os foxes,
legal costs and transaction costs, efc.
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COIMA SGR S.pA. 315t December 2017

Institutional Closed-end
Investment Fund

COIMA CORE FUND IV

MARKET VALUE

EXECUTIVE SUMMARY

AZIENDA COMN SISTEMA
DI GESTIONE QUALITA
CERTIFICATO DA DMV GL
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Agrate Brianza, 31%t December 2017
Ref. n® 21507.01

Spettabile

COIMA SGR S.p.A.
Piazza Gae Aulenti, 12
20154 MILANO

To the kind attention of Mre Giuditta Losa

Object: Determination of the Fair Market Value of Real Estate Properties included in
Institutional Cloged-end Investment Fund, called “Coima Core Fund IV, as of
December 31, 2017 — EXECUTIVE SUMMARY

Dear Sirs,

in compliance with Your request, Duff & Phelps REAG 5.p A (here inafter REAg 5.p Al) camied out the
valuation of the real estate assets in which the patrimomny of the Institutional Closed-end Investment
Fund called “COIMA CORE FUND NIV s invested, in order to determine the Market Value as of
December 31= 2017.

The valuation will be used for a pafrimonial verification, in compliance with the Italian law governing the
Aszzet Management companies (Decree of Ministry of Economic Affairs and Finance no. 30 dated 5
March 2015 and the Provision of Banca d'ltalia dated 19 January 2015 “Regolamento sulla gestione
collettiva del Risparmio”, Item V, Article IV, Section Il, as well as the Assogestioni guidelines of May
2010 and joint communication of Consob and Banca d'ltalia dated 29 July 2010 and subseq. amend.

and suppl.

Dult & Phsiips: REAG Ene 8 sooko unkoo T
Dirpone Ceneraie Eagle Legale

Ceniro Chrerionake Calleonl Wi Monte Rosa, 51 20145 Miano - Raly %h“
Paiarrn Camsiopen 3 Capiinie: Socisle € 1,000,000 Lv. 0 —
20564 Agrake Sriaren ME - Ity FLE.A Miano 1047058 &:W‘"—
Tel +33 (39 5423.1 CF.{ Reg. Imprese | F. A DSESEE0152

Fax +35 [33 G058427 REAGITAandpheirs.com e
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Definitions
In thiz Executive Summary, the comesponding definition is to be applied to the

terms listed below, unless otherwise indicated in the ES iself:

+ “Real Estate Portfolio” (hereinafter “Portfolio”) represents
the ensemble of assets subject to appraisal: land, buildings,
building systems and land improvements. Personal
Properies and intangible assets were excluded from the
appraisal.

* “Real Estate Property™: represents the following assets
subject to being appraised: land, buildings, building systems
and land improvements. Personal property and intangible
asaets shall be excluded from the appraisal.

+  ‘Valuation" is defined by the Royal Institution of Chartered
Surveyors (“RICS") as: a member's opinion of the value of a
specified interest or interest in a property, at the date of
valuation, given in writing. Unless limitafions are agreed in
the Terms of Engagement this will be provided after an
ingpection, and any further investigations and engquiries that
are appropriate, having regard fo the nature of the property
and the purpose of the valuation.

* “Market Value™ The estimated amount for which an asset or
liability should exchange on the wvaluafion dafe between a
willing buyer and a wiling seller in an amm's length
transaction, after proper marketing and where the parties
had each acted knowledgeably, prudentty and without
compulsion. (RICS Red Book, January 2014)

= “Market Rent” The estimated amount for which an interest in
real properfy should be leased on the valuation dafe between
a willing lessor and willing lessee on appropriate lease terms
in an arm's length fransaction, after proper marketing and
where the parties had each acted knowledgeably, prudenthy
and without compulsion. (RICS Red Book, January 2014).

"J"
Dulf & Phelps REAG 5.p.A | COIMA SGR: SpA 2 f
RIf. M. 21507.01 — 31 dicamiwe 2017 EXECUTIVE SUMMARY L——3
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* “Gross area” measured along the external edge of the
perimeter walls of the bwilding, to the centre line of the
confining walls towards Third Parties, it i= expressed in
square meters.

«“Commercial area” the gross area with the exclusion of
technical rooms, facilities, cellars, stairwells andfor lift shafis.

Valuation criteria
During the appraizal, REAG followed generally accepted valuation concepts

and methiods, applying in particular the following valuation methods.

Market/Sales Comparizon Approach: is predicated on actual sales
fransaction data. Sales are adjusted for comparability including time,
location, size, condition, wutility and intangible benefits.

Income Capitalization Approach: takes two different methodological

approaches into consideration:

+  Direct Capitglisation: based on capitalization of future net incomes
generated by the property at a rate deduced from the real estate
market;

+  Discounted Cash Flow Method (DCF) based:

a) on the calculation of future net incomes denved from Property
renting for a penod of “n." years;

b) on the determination of the Market Value of the property by means
of the capitalisation in perpetuity of the net income at the end of this
period;

c) on the discounted back net incomes (cash fiow) as of the
evaluation date.

Above menticned valuation criteria are used singularly andior integrated one with anocther, on the
dizcretion of REAG, considering that these criteria are not ever applicable because of difficulties in
collecting market data.

REAG determined the value of the Property on the assumplicn of their higher and best use considering
among all legally permitted and financially feasible possible technical uses, only the uses that can
potentially confer the maxmum value to each Property.

"J"
Dulf & Phelps REAG 5.p.A | COIMA SGR: SpA 3 f
RIf. M. 21507.01 — 31 dicamiwe 2017 EXECUTIVE SUMMARY -
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Criteria and methods of evaluation are conformed to the general directives issued by Banca d'ltalia.

In additicn, REAG:

according with the Client, REAG proceeded with a “desktop”
update (without site inspections). 37 full site inspections were
carmied out during First Evaluation (Movember 2017);
congidered the assets in the cumrent rental status, as provided
by the Client, in the excel file called RR CORE Vv 1" and as
reported in the indhvidual lease agreement provided in digital
format in November 2017,

Considered IMUATAS] amount (2017) provided by the Client
in Movember 2017,

Considered gross surfaces provided by the Client; REAG did
not verify gross surfaces,

analyzed the three Preliminary Sale and Purchase
Agreements stpulated with the company AMEFIN SpA on
MNovember 14th, 2017 and related Addendums, provided by
the Client relating to the future sale of the Sub-Asset Portfolio
located in central and southem Italy;

analysed the conditions of the local real estate market, taking
the economic data related thereto into consideraion and
adapling it to the specific features of the properties by means
of appropriate statistical work-ups;

analysed the market data supplied by the main market
observer and by our own data-base, managed by REAG
research & development office, the data-base congists of “rent
comparables” and “sale comparables™ deriving from the most
recent framsactions camed out on the Halkan market and
collected during the daily work by our appraiser technicians

did not investigate the fitle fo or any liabilities against the real
estate properties, but relied on the information provided by the
Client. REAG shall neither investigate nor assume any
respongibility with regards to any right or encumbrance of the
property under appraisal. REAG didnt verify permits, building
licenses or assesaments, but considered the properties as
conforming to existing regulations;

Dulf & Phelps REAG 5.p.A | COIMA SGR: SpA
RIf. M. 21507.01 — 31 dicamiwe 2017 EXECUTIVE SUMMARY
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did not consider possible environmental liabiliies of the subject
properties. Environmental liabilities are the costs which may
be incummed to avoid environmental damages or fo modify
situations which do not comply with ongoing regulations.

did not make a specific compliance survey and analysis of the
properties to determine whether or not it i in conformity with
the various detailed requirements of the law, conceming the
possibility for disabled people to enter working places; no soil
analysis or gedlogical studies were provided by REAG, nor
any water, oil, gag, or other subsurface mineral and use rights
or conditions were invesfigated;

did not make any emnvironmental impact studies. Full
compliance with all applicable laws and governmental
regulations were assumed. We have also assumed
responsible ownership and that all required licenses,
consents, or other legislative or adminisirative authority from
any applicable govemment or private entity organization either
have been or can be obtained or renewed for any use that is
relevant to this analysis.

Dulf & Phelps REAG 5pA | COIMA SGR SpA
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Based on the investigation and the premises outlined

it i= our opinion that as of December 31%, 2017, the Market Value of the Real Estate Properties (assat
by asset) can be reasonably expressed as follows:

Market Value in the current rental situation

Ewro 138.120.000,00
(Euro One hundred thirty-eight million one hundred twenty thousand/00)
The overall value is the sum of the values of each single assef, as indicated in the follow Aftachment A

Duff & Phelps REAG S.p.A.

Performed by:
_ Christian Cawvenaghi

e
2 7 £

The resuils of our findings can be undersfood omly by reading the whole report, consisting of:
- Staternent of Valve including valuabion criteria, assumplions and limiting condifions, general
- N. 93 valualion reports and altachments.

"J"
Dulf & Phelps REAG 5.p.A | COIMA SGR: SpA B f
RIf. M. 21507.01 — 31 dicamiwe 2017 EXECUTIVE SUMMARY -
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Az indicated by the Cilient, below are the dafs reiafing to the three Preliminary Sale and Purchaze Agreements
shipulated with the company AMEFIN SpA on November 14, 207 and redafed Addendums, for the finfure sale of
the Sub-Asset Porffolio located in central and zouthem liaiy:

i Pughs  Acqmda Del Fow (D Prazu . Erransis || S840 & 40T
T Pugha Acqmea Dels Fot [ Pixs . Ermarusds 1|, S04 T

3 Pagha I T ‘oln ol R, 54 4 |

A Carpana  meagia T P Dl Fapiticn 7 & T

% Carpans | Cabara T a D rfighe 4 ]
Y ————— =) Pams M T o
[ — [ ‘da Rorm 38 4 na
Y ———— T hn oo, OIS - Vil P 00 0|
o g Frarcwdls Forinca  {BF ia Florm, 438 e
0 Carparia  Maocd I [ — & penm|
T gk cr R s O A, 11 P
Fhenmn | Pecar T dima. Mool TSV T &
3 Carpans | Pomacagmra Faanc (54 [T — 0]
[Py = ——— I ‘ol Rorm, 540 £ aBL T
5 gl Fasglanc T [ —— |
B Carpans  Pwna O Sanem (WG Come bmls, M [T
|57 g [y 5 \iia Blerirn, 4582 Via apign 17 00 |
Er “arm ™ o Lrrbars, <71 B84 0 o £ 3|
TOTAL LREEIE o
[ — e i Argaline Lsarc, IT7 4]
) Carpania Hazd ™ iz Carrier - via fanim Irghas 10 4 26 00
Toral & Brghda « Serreres St |
TETAL L

We nofed thal the zale price comfained in fhe Preliminary Sale and Purchaze Agreements stipulated with fhe
company AMEFIN 5pA records a fofal discound of approximately 3% compared fo the Market Vaiuwe Asset by
Aszzel defermined by REAG, due fo a block zale. Sa:

' Market Value ASSET BY ASSET n. 72 properties (NOT in Preliminary Sale sgresments |-

Euro 98.890.000,00
{Eure Minety-Eight Million Eight hundred ninety thousand/00)

*
Euro 39.230.000,00
(Euro Thirty-Mine Million Two hundred thirty thousand/00)
v  SALE PRICE related to Prefiminary Sale Agreements and Addendums, stipulated with the
company AMEFIN SpA
Euro 38.000.000,00
{Eura Thirty-Eight Million /00)
¥ Market Value ASSET BY ASSET n. 72 properties (MOT in Preliminary Sale Agresment=) + SALE PRICE
Euro 136.890.000,00
(Euro One hundred thirty-six million Eight hundred ninety thousand/00)
P
DT & Phelps REAG S.p.A | COIMA SGR SpA T }? h‘g
RI. M. 21507.01 — 31 dicambre 2017 EXECUTIVE SUMMARY —3]
\ Onveae
i
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ATTACHMENT:
* Aftachment A" - Summary of values.

WORK TEAN:

The performance of the valuation and drafting of the Report was managed by:
Simone Spreafico — Managing Director, Advisory & Valuafion Dept

Francesco Varisco - Director, Advisory & Valuation Dept.

and collaboration of:

Christian Cavenaghi — Associate Director, Valuation & lnvestment.
Centro Studi Reag — Anaiisi af Mercato
Micaeia Beretfta — Editing.

‘,ﬂ"
Dulf & Phelps REAG 5.p0A | COIMA SGR SpA ] ¢
RIf. M. 21507 01 — 31 dicamiwe 2017 EXECUTIVE SUMMARY ——
ﬁ:ﬂ\nﬂ?l
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ATTACHMENT A
SUMMARY OF VALUES

Dt & Phieips REAG Sp.A | COIMA SGR SpA 9
FRIf. M. 21507.01 — 31 dicamiee 2017 EXECUTIVE SUMMARY

W 300



ANNEXES B

ASSET CODE ADDRESS TOWN nce  OMV 31st

s DECEMBER 2017
1 ViaLarga, 18 Milano: M 3. 000, DO
2 Piazza De Angel Wilano M 3. 600000
3 Corso Sempione, 77 Milano M 1600000
5 Viale Famagosis, 7 Wilano M SB0.000
7 Largo Gramsci, 1 Melzo [ S00.000_|
10 Viake Cavaliott, WA Cormo Co 9_200.000
T4 Via Volta, 2 Erba co 550,000
13 Via Roma,_J3 Lurage dErba Co 1.150.000 |
= CASTELLD - Piazza 5. Carducci, 8 Lecco LC 10030, 000
pz! MAGGIAMICIO - Corso E. Fliberto, 108110 | Lecco LC AT0.000
5 Vigke Turati 48 - Via Peirarca, 4 Lecco LC 10550000 |
a0 Via Cavour, 10712 Casatenovo LC B30.000
33 Via Mazionale, 126 - Via Baronia, 1 Colico LG 100, 000
35 Piazza Don Gnocchi, 12 - Via Crocefisso Galbiae LC B20.000
i P_Za Ded Sagraio 810 Introbic: LC A50.000
22 Via Marzoni, 21 Mandelo ded kario LC 100, DD
40 Via C. Baslini, 6 - Via Trenio, 20 Veras LC A T00. 000
41 ia Marco Doggiono, 15 Oggiono LC SB0.000
42 Via Canowa, 30 Olgiate Molgora LC T70.000 |
43 Via Redaeli, 24 Ciginate LC Bl 000
47 Via Stoppani, 2 Valmadrera LC EB0.000
47 Via IV _Novembre. 4 Varenna LG 230000
43 V. Le Lormbardia, 178 Brugherio MB 2 100000
51 Viae C. Batfisti, 4B Vedano al Bmbro MB 2 050,000 |
52 Corso Malteott, 18-184 Caselarza VA EB0.000
= Vialosana, 22 Biela Bl BO0.000
608 Via Locatel, 8 erona VR 110.000 |
i Corso Porta Muowa, 135 erona VR 4500000
&1 Riviera XX Seflerrbre, 131517 Wesire VE 3360000
[ Via Emilia Levante, 113 Bologna BO BO0.000
71 Piazza S5 Apostdi TVarbTo T3 Roma R 000, 000
T3 Vieo Corieri - Via Santa Brigida, 10 hapol [ 11.050.000 |
738 Vico Cormieri - Via Santa Brigida, 10 Mapol A 3.970.000
Fii Corso ialia, 54 Piano Oi Somento A A B0 000
i Piarza Anpelina Launo, JVIT7 Somenio A 4GB0 000
= Via Salandra, £0/85 - Via Japigia 12/d Lecce LE A_430.000
20 Corso Uimberin, 1377138/141/143 Taranio TA 1280000
B Via Dei Marfinitt, 3 Wilano: M 2.740.000 |
128 Via Prov. Nowedratese. 8 hNovedrate Co S10.000
19 Via Prov. Nowedratese, 8 Novedrate co T50.000
1| Corso Ialia, BS/ET Desio MB 1.130.000 |
ie] Via Arcivescouado, T Torino T G 300. 000
55 V. Garibald 5 - PIAZZA PORTELLO 8 Genona 5E 3.930.000 |
52 Piazza Alcide De Gasperi. 435453 Padowa FD E10.000
Piazza Alcide De Gasperi. 473545 Padowa PD 2040000
i Via Carabinieri. 20 Livomo LI 1.380.000 |
&7 ViaF. Ferrucci, 41 Prato PO 3 260, 000
4 Via Fieriuigi Da Palestrina, 2 Wilano M 2.140.000
DT & Pheips REAG Sp.A | COIMA SGR Spa 10
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ASSET CODE

ADDRESS

PROVINCE

oMY 31t

DECEMBER 2017

g Viaie C. Coloming, 23 - Viak Fermi Trezzano SiM M 1.140.000
] ViaV. Vensin, 26/b - 350 Capriate EG 580,000
15 Via Statale Del God, 1178 Grandae Co E30.000
] Plazza Cesare Batlsl, 5 Thigne Wil BS0.000
T2 Wiaie Manconl, Pegcara PE BS0.000
B4 Vla Dela Reslsienza, 54 Barl BA B70.000
BS Plazza V. Emanueke I S0I51/52 Acquaviva Dele Fortl | BA AZ0.000
=) Plazza V. Emanueke I, 50¥51/52 Acquaviva Dele Fonll | BA 100,000
B& Wla San Francesco D'asslsl, 16 Rumgliana E& 250000
BT Vla Roma, 4351 Francasila Foniana BR BO0.000
BS Plazza D.Alaness, 11 Oria BR 3E0.000
] Largo 5. Franc. Da Paoa , 20/0 G=nova GE 550,000
57 Plarza Garlbaidl, 1/R Clcagna GE 110.000 |
5B ‘Wla Nuova Ialla, 55091 Lavagna GE 1_180.000
58 Wia Martir Dedla Liberts’, 72 Albenga SV 1_200.000
65 a Pascoll, 232527 Barga LU 200,000
o] Via Provnclaie. Scarpednl, 413 MonEmurio PO B40.000
2] Wla Bonainl 115 - Via Puccinl Plsa = SO0.000
o] Wia Lucchess 24R - PONTE A GIOGOL 1 | Sesio Florenino Fl A30.000
T4 Corso Movara, 3 Hapol Pl B10.000 |
-] Via Buonfigilo 34 Calana A 2E0.000
i1 Wia Margonl, 108115 - Wa Plo XX Casoiria A B20.000
-] Via Roma, 54/56 Poric A A50.000
BO Plazza Matteottl 6870 Caseria CE 370,000
[l Via Roma 38 Caseria CE T00.000 |
B2 Dlazza Della Repubblica, 7 Batipagla T4 TE0.000 |
B3 Corso Umberio |, 131 Poniecagnano Falano | SA 10,000
11 Plazza Mors. Raftl, 5 AEED Co A40.000
12 Vla Mazzinl, 12114 Carzo Co 330,000
13 Wia Provinclaie, 52 Chenna Co 100.000
17B Va Bekedare, 1 Lipama [+ 8] 20000
17 Wia Behedere 1 Lipomg CO ES0.000
20 Vla Vithorio Veneto, 911 Valbrona Co 220,000
2 ACOQUATE - Via Beflore, 1504 Lecco LG EO0.000
25 Vla Nazionake, 42 Abbadla Larara LG 350000
i Via Roma, 47149 Barzio LG AS0.000
25 Plazza Della Vitoria, 3415 Brivio LG 450,000
3 Plazza Viscont, 10 Cassago Brianzs LC ADD.OD0
32 ‘Wla Manzonl, 1 Chate LE: AZ0.000
] Vla Dilaz, &2 Denda LG 2E0.000
7 ‘fla Rora, 1247126 Llema LE: 500,000
3 Via San Leonardo, 148-C Malgrate LG 330.000
44 Wa Vola, 10012 Pademno dAdda LG B20.000
45 Wla Vithorio Weneto, 8 Rowagnate LG SE0.000
45 ‘fla Roira, 66 MeTcurago LE A50.000
TOTAL 138 170000

Dulf & Phelps REAG Sp.A | COIMA SGR SpA "
R M. 21507.01 — 31 dicembre 2017 EXECUTIVE SUMMARY
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ASSUMPTIONS AND

LIMITING COMDITIONS

REAG haz expressly indicated the date to which the opiniong and
conclusions of value refer. The value opinion presented therein is based
on the status of the economy and on the purchasing power of the
curmency stated in the report as of the date of the valuation.

REAG didn't carry out verifications of the area or boundariez of the
property subject to analysis. All indications regarding the area and
boundaries of the property are supplied by REAG only with the purpose
of identifying the property subject to analysis. These ideniifications
cannot be included in property transfer deeds or amy other legal
document, without the accurate verfication on the part of a notary or
legal advisor. Any plans, should they be present, are intended to be
used solely as aids to represent the property and the area in which it is
located. Although these materialz were prepared using the most
accurate data available, they should not be considered as a survey or as
a plan to scale.

Mo environmental impact study has been ordered or made.

Full compliance with all applicable laws and govemmental regulations
was assumed unless otherwise stated in this report. We have also
assumed responsible ownership and that all required licenses, permits,
or other legislative or adminigtrative authority from any applicable
govemment or private entity organization either have been or can be
obtained or renewed for any use that iz relevant to this analysis (except
for what was expressly analysed during the Due Diligence activity).

The value esfimate contained within the final report specifically excludes
the impact of substances such as asbestos, urea-formaldehyde foam
insulation, other chemicals, toxic wastes, or other potentially hazardous
materials or of structural damage or environmental contamination
resulting from earthquakes or other causes, unless stated to the
contrary in this report. It is recommended that the reader of the report
consult a qualified structural engineer and/or industrial hygienist for the

fy
=
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evaluation of possible structural or environmental defects, the existence
of which could have a material impact on value (except for what was
expresshy analysed during the Due Diligence activity).

REAG did not make specific compliance survey and analysis of the
property to determine whether or not it is compliant with the various
detailed requirements of the law, conceming the possibility for disabled
pecple to enter work places, unless stated to the contrary in this report.

Mo soil analysis or geclogical studies were provided by REAG, nor were
any water, oil, gas, or other subsurface mineralz nor were the rights of
use and conditions were inveatigated.

REAG assumed that all applicable zoning and use regulations and
restrictions have been complied with unless stated to the contrary in this
report. Furthermore, REAG assumed that the utilization of the land and
improvements is within the boundaries of the property described and
that no encroachment or trespassing exists (except for what was
expressly analysed during the Due Diligence activity).

We did not consider costs (fiscal costs included) potentially emerging
from sale or purchase of the property.

VAT (Value Added Tax) is not included in the values expressed.

The site inspection on the property has been carmied out by staff who are
experts in the real estate division.

MNevertheless REAG, unless otherwise provided for by this report, did
not express any opinion and will not be responsible for the structural
integrity of the property, including its conformity to specific governmental
code requirements such as fire prevention, earthquake resistance,
workers' safety or for physical defects not evident to the appraiser.

W 304
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GENERAL SERVICE
CONDITIONS

Agreement

The Contract goveming this engagement, including these General
Service Conditions, represents the entire agreement between REAG
and the Client. It supersedes any prior cral or written agreement and

may not be altered except by the mutual agreements of all parties
thereto.

Assignment

Meither party may assign, transfer, or delegate any of the rights or
obligations hereunder without the prior written consent of the other
party; unless such assignment is based upon the lawful transfer to a
successor in interest of all or substantially all of the party's assets or
husiness interests.

The Client acknowledges to have been informed by Reag about the
possibility of the Assignment of Credit (hereinafter the “Assignment™)
to any legal person appointed by Reag (hereinafter the “Cessionary™).
The Client agrees from now on and without reserve to such
Assignment and commits himself to signing any document which may
be necessary for legal and administrative regularization on Reag
request. The Client may possibly be nofified of the Assignment by
means of either registered letter with acknowledgement of delivery or
extrajudicial act. With effect from the invoice factoring, the Client shall
be bound to pay any amount due according to this agreement and to
keep to any contractual obligation

Client of Record

Onily the signed Client{s) of Record may refy on the results of REAG's
work. Mo Third Party shall have reliance or confractual rights of
REAG's Client(s) of Record without REAG's prior written consent. No
Party should rely on the results of REAG's work as a subsfifute for its
own due diligence.

Communication
Electronic media including e-mail and faxes are accepiable vehicles to
communicate all materials unless such communication forms are

fy
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expressly prohibited in the Contract. The Client is expected to
communicate and to give information to the Client Service Team
assigned by REAG to thiz engagement. The Client shall not assume
nor enlist the Client Sendce Team assigned by REAG to any work
contemplated by the Contract to have knowledge of information
provided to others not part of the team.

Contingent Fees

REAG's compenzation is not contingent in any way upon its opinion or
conclugions or upon any subsequent event directly related to those
opinions or conclusions. The Client shall pay REAG's invoices in
accordance with their stated terms.

Confidentiality

REAG maintained the confidentiality of the Clients confidential
information with the same degree of care that REAG uses to keep its
own materiale confidential and shall not disclose it to anyone or use it
for any purpose whatsoever other than the client's engagement,
provided that in the event that REAG is legally compelled to disclose
zuch information, REAG shall provide the Client with prompt written
notice so that the Client may seek a protective remedy, if available.
REAG complied with the regulations included in the new code as
regarding the protection of personal data (Legislative Decree n. 196
dated 30 June 2003 ).

REAG shall have the fght to provide access to work files as required
to comply with any quality or compliance audits administered by any
necessary accreditation or standards organization with which its
employess are associated. Any such access shall continue to be
subject to the same confidence by both REAG and the applicable
organization. Information shall not be treated as confidential if:

ijit iz now or later available to the public;

iijAt the time of disdosure to REAG, the information was already in its
poSsession;

i) The information was obtained from a Third Party under no obligation
of confidentiality to the Client.
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REAG shall have the right to include the Client's name in its client list.
Unless mandated by applicable laws or governmental regulations or
unleas Third Parfies are expressly named in the contract, the Client
shall not disclose any part of REAG's work product, itz confidential
materialz, nor its role in the engagement to anyone not siipulated in
the Contract, without the pricr written consent of REAG.

Possession of this report or any copy thereof does not cammy with it the
right of publication. No portion of this report (especially any conclusion,
the idenfity of any individuals signing or associated with this report or
the firms with which they are connected, or any reference to the
professional associations or organizations with which they are affiliated
or the designations awarded by those organizations) shall be
disseminated to Third Parties through prospectus, advertising, public
relations, news, or any other means of communication without the
written consent and approval of REAG.

Force Majeure

Meither the Client nor REAG shall be liable for delays or for failures to
perform according to the terms of the Contract due to crcumstances
that are beyond their individual conirol.

Governing Law, Jurizdiction and Venue

This Confiract shall be govemed exclugively by the Halian Law. Any
disputes regarding these agreements will be handled exclusively by
the ltalian Judge and will fall within the temitorial jurisdiction of the
Court of Milan.

Indemnification

Client shall indemnify and hold REAG hamless against and from any
and all logses, claims, actions, damages, expenses, or liabiliies,
including reasonable attormey fees, to which REAG may become
subjected in connecfion with this engagement, except to the extent
finally judicially determined to have resulted from the negligence or
intentional misconduct of REAG. The Client's obligation for
indemnificaticn and reimbursement shall extend to any authoritative
person of REAG including any director, officer, employee,
subcontractor, affiliate or agent. REAGs liability to the Client shall in

fy
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no event exceed the fees it receives as a result of the engagement,
except to the extent determined to have resulted from the negligence
or intentional misconduct of REAG.

REAG shall indemnify and hold the Client harmless against and from
any and all losses, claims, or expenses for bodily injury or property
damage, in proportion to that which is caused by REAG personnel or
representatives during the perfformance of the engagement, except to
the extent of the Client's negligence. While on the Client's premises,
the personnel assigned by REAG to any work contemplated by the
Contract shall comply with all posted safety instructions or safety
procedures requested by the Client.

Independent Contractor
REAG and the Chent zhall be independent contractors with respect to
each other. REAG reserves the right to use subconfractors in

executing the engagement. REAG is an equal cpportunity employer.

Limits on the Use of the Work
REAG's repart may be used only for the specific use or uses stated in
the Contract, and any other use is invalid.

Matters legal in nature

Mo  responsibility is assumed for matters legal in nature. Mo
imvestigation has been made regarding the tile of or any liabilities
against the property appraizsed. We have assumed that the owner's
claim is valid, the property rights are good and marketable, and there
are no encumbrances that cannot be ceared through normal
processes.

Reliance on Information Provided by the Client

REAG is entited to rely without independent werification on the
accuracy and completeness of all of the information provided by the
Client or itz advisors. Although gathered from sources that we believe
are reliable, no guarantee is made nor ability assumed for the uth or
accuracy of any data, opinicns, or estimates fumished by others,
uniess stated to the contrary.
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Retention

Unless stipulated to the contrary in thiz report or in a related written
agreement, REAG retains as ite property all files, documents, work
papers, and other results, developed during the course of the
engagement. Such materialzs will be retained for a period of at least 5
vears. During thiz retenion pericd, the Client shall have access to
these documents to assist it in completing the specific use or uses
stated in the Confract, subject only to reasonable notification.

Standards of Performance

REAG shall perform the engagement in accordance with applicable
professicnal standards. However, professional services usually involve
judgements made in uncertain environments and based on an analysis
of data that may be unverified or subject to change over time. The
Client and other parties to whom the Client provides access to the
resultz of REAG's work, shall evaluate the performance of REAG
based on the specifications of the Confract as well as on the
applicable professional standards.

Testimony
REAG's services do not include giving testimony or participating in or
attending court or any other legal or regulatory hearings or inquires
unlezs provided for in the Confract or in a subsequent written
agresment.

Ethical code — Model 234

The Client takes note that REAG has adopted itz own ethical code
(hereinafter “Ethical code®™) and its organization, management and
control model according fo principles and guidelines of Decreto
Legislative n. 231/2001 (hereinafter “Model 2317). The adoption of
Model 231 is intended to prevent any crimes which Decreto Legislativo
n. 231/2001 refers to and to avoid any related sanction. Copy of the
Ethical code in force is available upon specific request.

&
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The Client declares that they and any of their direct andfor indirect
parent companies and subsidiaries: - do not deal (do not have offices,
business, inveastments, transactions) with sensitive countries andior
countries subject to sanctions and embargos imposed by the UN,
Usa, EU and local governments; - do nmot do buzsiness with individuals
or entities based/operating in said couniries; - are not subject to said
sanctions.

Clash of interests

Six —months after delivery of the final report REAG shall be able to
submit to Third Parties proposals conceming the real estale asseis
which are the subject of this appraisal.

Complaint

The Client can demonstrate, within 20 days of the end of the acfivity,
hiz dissatisfaction to REAG sending a complaint via e-mail to the
appropriate e-mail account customercare@reag-dp.com.

In order to accept and respect the requests of the Client, REAG =hall
carefully review any claim, verfying and analyzing the work.
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