COVIVIO

Résultats annuels 2018

Paris, le 20 février 2019

Résultats annuels 2018 : transformation et performance

« Cette premiére année sous notre nouvelle identité, Covivio, paracheve notre transformation en opérateur
immobilier européen 360°. Les avancées stratégiques majeures et la dynamique positive de nos marchés se
traduisent par I'accélération de la performance opérationnelle et financiéere, qui devrait se poursuivre en 2019. »
Christophe Kullmann, Directeur Général de Covivio

# Achévement de la transformation en opérateur immobilier européen 360°
e Renforcement dans les principales métropoles européennes : 1,9 Md€ d'investissements (1,4 Md€ PAG)
e Accroissement de la qualité du patrimoine et sortie des activités non stratégiques, via 1,9 Md€ de
cessions (1,2 Md€ PdG)
e Focus sur le pipeline de développement : hausse de 80% du volume de projets engagés, a 1,6 Md€
e Innover pour accompagner les besoins de nos clients : premiers succés de |'offre Flex-offices
e Fusion avec Beni Stabili, étape clé dans la simplification de I'organisation

# Résultats 2018 : le fruit d'une stratégie payante et de marchés locatifs bien orientés
e Revenus locatifs : +3,4% & périmetre constant
e Vadlorisation du patrimoine : +4,4% & périmétre constant
e Croissance de I'EPRA Earnings par action de +4,5% et de I'ANR EPRA par action de +5,5%

# Une politique RSE performante
e Accélération du verdissement du patrimoine : +8pts, & 72%
e Renforcement de la gouvernance : renouvellement du mandat de Jean Laurent en tant que Président du
Conseil d'administration et nomination de Christian Delaire et Olivier Piani comme administrateurs
indépendants!

# Perspectives 2019 : poursuite de la bonne dynamique
e Proposition d'un dividende de 4,60€, soit +2,2%, avec option de paiement du dividende en actions'
e Nouvel objectif de LTV : inférieure & 40% contre « entre 40% et 45% »
o Objectif d'une croissance de I'EPRA Earnings 2019 par action supérieure a 3%.

T Proposés a I'Assemblée Générale du 17 avril 2019

L'EPRA Earnings et I'ANR EPRA constituent des Indicateurs Alternatifs de Performance tels que définis par I'’AMF et sont détaillés dans les sections 3.
Eléments financiers, 5. Reporting EPRA et 7. Glossaire du présent document. Les comptes ont été arrétés par le Conseil d’Administration du 20 février 2019.
Les procédures d'audit sur les comptes consolidés ont été effectuées. Le rapport de certification sera émis aprés finalisation des vérifications spécifiques
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Opérateur européen de référence avec 23 Md€ (15 Md€ Part du Groupe) de patrimoine centré sur
les grandes métropoles européennes, en particulier Paris, Berlin et Milan, Covivio accompagne les
entreprises, les opérateurs hobteliers et les territoires dans leurs enjeux d'attractivité, de
transformation et de performance responsable.

Acteur immobilier de préférence & I'échelle européenne, Covivio se rapproche des utilisateurs
finaux, capte leurs aspirations, conjugue travailler, voyager, habiter, et coinvente des espaces
vivants. Opérateur global présent tout au long de la chaine des métiers de I'immobilier, le groupe
s'appuie notamment sur un pipeline de développement européen de 6 Md€ pour poursuivre sa
croissance.

Renforcement dans les métropoles européennes

En 2018, Covivio a réalisé pour 1,9 Md€ d'investissements (1,4 Md€ PdG) avec un rendement moyen
de 5,1%, dont 1,6 Md€ d'acquisitions, dans les grandes métropoles européennes :

- Enbureaux, le groupe a investi 410 M€ principalement & Paris et Milan. L'achat en VEFA de
I'immeuble IRO (25600 m? dans le poéle de Malakoff—Montrouge—Chatillon - lien vers le
communigqué) et du futur sieége de Covivio (8 500 m? rue Jean Goujon dans le QCA parisien),
viennent nourrir le pipeline de développement. A Milan, trois actifs ont été acquis au
premier semestre, pour 106 M€ et 25 800 m?, renforcant la part du patrimoine italien & Milan,
A 73%. Le rendement moyen de ces investissements ressort & 6,2% ;

- En hétels, Covivio a acquis un portefeuille emblématique de 895 M€, composé de douze
hoétels haut de gamme 4 et 5%, situés dans les principales villes du Royaume-Uni. Sur la base
des baux triple nets de 25 ans avec InterContinental Hotels Group (IHG), le rendement est
attendu & 6% en vitesse de croisiére (5,1% sur le loyer minimum garanti).

- En Résidentiel en Allemagne, 549 M€ ont été investis principalement & Berlin et Hambourg,
dont 468 M€ d'acquisitions sur la base d'un prix moyen de 2 135€/m? et d'un rendement de
4,5% & deux ans, apres relocation de la vacance. Le potentiel de réversion locative est
supérieur & 40%.

- En amont de la fusion avec Beni Stabili, Covivio a acheté 7,5% du capital de Beni Stabili
pour 263 M€ d'équivalent actifs.

Dans le méme temps, 1,9 Md€ & 100% (1,2 Md€ PdG) de cessions d'actifs ont été sécurisées en 2018,
dont 1,4 Md€ déja réalisés sur la base d'un rendement de 4,9% et d'une marge de cession moyenne
de 4,3%. Covivio a poursuivi la sortie des activités non stratégiques qui ne représentent plus que
1,8% du patrimoine. En particulier, 'ensemble du patrimoine résidentiel France restant, de 283 M€,
a été cédé (y compris une promesse de vente pour 182 M€ signée en février 2019). L'amélioration
de la qualité du patrimoine s'est accompagnée de la vente de 973 M€ d'actifs non core,
principalement des bureaux en ltalie et des logements non core en Rhénanie-du-Nord
Westphalie. Enfin, 'accélération des ventes d'actifs matures s’est traduite par 237 M€ de cessions
et se poursuivra en 2019.

Hausse de 80% du pipeline de développement

Les enjeux de transformation et d'attractivité ameénent les entreprises a privilégier toujours plus
les immeubles neufs et flexibles. Fort d'un track record trés solide et d'un portefeuille de projets de
6 Md€ en Europe, Covivio a accéléré les engagements de développement.

A fin 2018, le pipeline engagé atteint 1,6 Md€ (1,3 Md€ Part du Groupe), en hausse de 80% sur un an
(x2,5 en PAG). Cela représente 31 projets pour 280 000 m? de bureaux, 790 chambres d'hétels et
454 logements, situés & 80% & Paris, Berlin et Milan, et devant générer un rendement de 6,1%.

2 Hors immeuble rue Jean Goujon & Paris, qui accueillera le siege de Covivio


https://www.covivio.eu/app/uploads/2018/12/CP-Covivio-acquisition-Chatillon.pdf
https://www.covivio.eu/app/uploads/2018/12/CP-Covivio-acquisition-Chatillon.pdf

COVIVIO

Grace a la signature de 152 000 m? d'accords locatifs sur les bureaux, le taux de prélocation de
ce pipeline s'éleve d'ores et déja  62%.

En particulier, les 23 600 m? de bureaux et services de I'immeuble Flow & Montrouge ont été pré-
loués aupres d'un grand compte, partenaire de longue date de Covivio. Une signature qui souligne
la qualité de cette opération et la capacité a créer de la valeur tout au long de la chaine de valeur
immobiliere :
- acquisition en 2015 d'un immeuble obsolete de 18 000 m? idéalement situé au sein d'un des
podles tertiaires les plus attractifs du sud de la capitale et du Grand Paris ;

- obtention en 2017 d'un permis de construire permettant d’'accroitre de 25% la surface ;
- prélocation 18 mois avant la livraison, prévue en septembre 2020.

Le rendement du développement ressort a 6,6%. Fort de ce succes, Covivio compléetera son
emprise dans la zone avec l'opération IRO pour laquelle des discussions locatives sont en cours.

A Lyon, Covivio a pré-loué 44% du projet de 30 900 m? Silex?, situé dans le quartier d'affaires de
la Part-Dieu, deux ans avant la livraison, gréce en particulier & la signature d'un accord locatif de
9000 m? avec Solvay, l'un des leaders mondiaux de la chimie (lien vers le communiqué). Le
rendement de cette opération de 166 M€* s'éleve a 6,0%.

Enfin, en Résidentiel en Allemagne, le groupe a accru la taille de son pipeline de projets de
développements principalement situés & Berlin, qui s'éleve désormais & 700 M€ pour
2800 logements. A fin 2018, 1M M€ sont engagés, auxquels s'ajouteront plus de 100 M€
supplémentaires en 2019. Le rendement moyen des projets engageés s'éléve a 4,8% et la marge
moyenne devrait dépasser 40%.

A ces développements en cours pour 1,6 Md€, s'ajouteront 1,1 Md€ (800 M€ PdG) de projets
supplémentaires lancés courant 2019, dont 60 000 m? & Alexanderplatz & Berlin et 30 000 m? &
Paris 17¢.

Le client, au centre de la stratégie

En se concentrant sur les meilleures localisations et le développement d'immeubles neufs, le
groupe centre sa stratégie sur les besoins de ses clients et les offres de services aux locataires. En
Allemagne, Covivio a obtenu le deuxieme meilleur score sur 21 sociétés d'immobilier résidentiel au
sein du Focus Money Survey 2019 (lien vers I'étude). Cette étude indépendante récompense la
qualité du service aux locataires observée au sein de notre patrimoine résidentiel en Allemagne.
Covivio ressort ainsi comme la 1 entreprise de logement privée en matiére de service clients.

L'écoute et l'anticipation des besoins des utilisateurs, en pleine mutation, aboutissent & de
nouvelles initiatives. En bureaux, le lancement en début d'année 2018 par Covivio de la marque
d'espaces flexibles Wellio, est prometteur. Trois sites ont ouvert 'année derniere & Paris :

- 3300 m?en mars 2018, dans le QCA, et occupés a 90% ;

- 5100 m? en septembre, en face de la gare de Lyon, et occupés a 60% ;

- 1400 m? en décembre, & Montmartre, et occupés a 40% par Orange.

En résidentiel, Covivio a étendu son offre aux appartements meublés, logements avec services ou
spécialement congus pour la colocation (coliving). Le déploiement, sous la marque Covivio to
Share, vient de débuter a Berlin avec 100 chambres.

En hotels, Covivio a continué G accompagner ses partenaires opérateurs dans leur
développement européen. En 2018, le premier hotel Motel One (255 chambres) de Paris a été livré.
Un nouveau partenariat a aussi été conclu avec Room Mate pour le développement d'un hotel 4*

3 Partagé & 50/50 avec les Assurances du Crédit Mutuel


https://www.covivio.eu/fr/communiques/solvay-choisit-silex%c2%b2-a-lyon-part-dieu-pour-installer-ses-equipes/
http://www.servicevalue.de/studien-tests/themenschwerpunkte/haus-und-garten/studie/kundenurteil-fairness-von-wohnungsunternehmen-2019/
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de 169 chambres au coeur du centre historique de Mdlaga (livraison en 2020). En 2019, Covivio
livrera & Munich, Paris et Lyon trois nouveaux hdtels Meininger, qui proposent un concept hybride
innovant entre I'auberge de jeunesse et I'hotel.

Le groupe accompagne également les innovations des opérateurs. IHG déploie par exemple ses
nouvelles marques lifestyle et haut de gamme Voco et Kimpton sur @ des 12 hdtels de Covivio au
Royaume-Uni. A Madrid, un hétel de 205 chambres a été reloué & Radisson pour y implanter sa
nouvelle marque Radisson Red.

Résultats 2018 : le fruit d'une stratégie payante et de marchés locatifs bien orientés

Positionné sur des marchés locatifs en croissance, et récoltant les fruits des choix stratégiques des
dernieres années, Covivio voit ses revenus progresser de 3,4% & périmetre constant, contre +2,1%
en 2017.

En Bureaux, les revenus locatifs & périmetre constant s'accroissent de 2,8% en France et de 1,3%
en Italie (dont 1,8% & Milan). L'année 2018 a été particuliérement active avec 120 000 m? d'accords
locatifs pour une durée moyenne ferme de 9,6 ans. 120 000 m? ont aussi été renouvelés ou
renégocies, avec un gain de 5,6% par rapport au loyer en place. Ces succes se traduisent par un
taux d’'occupation de 97,1% en France et 97,9% en Italie.

La forte dynamique des loyers en Résidentiel allemand se poursuit en 2018, & +4,4% O périmetre
constant, dont +4,9% & Berlin. En Rhénanie-du-Nord Westphalie, I'apurement de la poche non
core se traduit par une accélération de la croissance organique,  4,6% contre 3,1% en 2017.

Enfin, les revenus des Hotels, portés par la bonne dynamique touristique et économigue en Europe
(RevPar 2018 & +4,6%") et le recentrage sur les grandes métropoles européennes, s'accroissent de
4,2% & périmetre constant sur les hdtels en bail, dont +6,5% sur les loyers variables et +5,6% sur les
revenus des hotels en détenus en murs et fonds.

Revenus Var. a Taux

2018 Revenus L P , . Maturité
i . 5 Part du Variation  périmétre d’occupation
En million d'euros 100% des baux
Groupe constant (%)
Bureaux - France 271 242 -1,8% +2.8% Q7.1% 4 6ans
Bureaux - ltalie 190 85 -3,1% +1,3% 97,9% 7,7 ans
Résidentiel - Allemagne 241 154 +6,7% +4,4% 98,7% n.q.
Hotels — Bail 208 77 +0,8% +4.2% 100% 13,8 ans

Hoétels — Murs et fonds

[EBITDA) 75 31 +135,5% +5,6% n.a. n.a.

Total activités stratégiques

Non-stratégique (Résidentiel

France, CommerceFr & Ita) G 26 “Zlak ~2.8% 93.5% e

Total 1030 616

“Revenu Par Chambre - source MKG
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Hausse de 4,4% des valeurs d'actifs : le succés du positionnement stratégique de Covivio

Le patrimoine & fin 2018 s'éleve & 22,8 Md€ et 15,3 Md€ Part du Groupe, en hausse de 4,4% &
périmétre constant sur le périmétre stratégique (+4,0% y compris actifs non stratégiques) :
- le résidentiel en Allemagne tire la croissance avec une forte évolution de +11,6% sur un an.
Le dynamisme & Berlin se poursuit (+12,4%) et le gain de 9,2% & périmétre constant en
Rhénanie-du-Nord Westphalie est le fruit de I'amélioration de la qualité du patrimoine ;

- Q +3% & périmetre constant, la valeur du portefeuille d'hbtels bénéficie du renforcement
dans les métropoles européennes (Madrid : +9,4% ; Berlin : +3,4%) ;

- en Bureaux, les valeurs d'actifs suivent la tendance positive des loyers, avec des
progressions de +2,8% & Paris, +2,6% dans les Grandes Métropoles frangaises et +1,8% a
Milan;

- avec une création de valeur supérieure a 25% en moyenne, les livraisons d'actifs ont une
nouvelle fois activement participé & la croissance organique du patrimoine. L'immeuble
Symbiosis & Milan (20 475 m?) affiche par exemple une création de valeur de 27% sur le colt

de revient.
Variation des valeurs d'actifs & périmétre constant
PARIS +2,8%
AT BUREAUX FRANCE  +2,2%  CROISSANT OQUEST & LA DEFENSE +1,8%
22 8 Mde€ GRANDES METROPOLES REGIONALES +3,5%
r
MILAN +1,8%
BUREAUX ITALIE +0,2%
PATRIMOINE PDG 2018 ’ ITALIE HORS MILAN -3,7%%
Variation &
15 3 Md€ périmétre constant
[
+l|.'l|.% BERLIN +12,4%
RESIDENTIEL +11.6% HAMBOURG +13,1%
i, ©
ALLEMAGNE DRESDE & LEIPZIG +13,2%
RENDEMENT RNW +9,2%

LOCATIF

5,0% PARIS +2,9%

HOTELS EN EUROPE +3,0% BERLIN +3.4%
MADRID +9,4%

Croissance des résultats financiers supérieure aux attentes

D

Un bilan sain et renforc

(

Reconnaissant le profil financier solide de Covivio (LTV de 42%, ICR de 5,1x) et la poursuite du
renforcement qualitatif du patrimoine, S&P a relevé en juin la perspective de la notation de Covivio
a BBB, perspective positive. En 2018, le groupe a poursuivi une gestion active de sa dette,
continuant & en réduire le colt, a 1,53% vs 1,87% fin 2017, tout en maintenant la maturité & 6 ans.
La dette de Covivio est couverte & pres de 80% sur une durée moyenne de 6,9 ans.

Avec la volonté de consolider sa solidité financiere, la société se donne pour nouvel objectif une
LTV inférieure & 40%, contre « entre 40% et 45% ».
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La progression de 5,4% du résultat opérationnel et la nouvelle réduction des frais financiers
permettent & I'EPRA Earnings de gagner de 6,4% sur un an, & 381 M€ Part du Groupe. Par action,
I'EPRA Earnings s'éleve a 5,08€, soit +4,5%, supérieur & I'objectif de +3% pour I'année. Le bénéfice
net ressort quant 4 lui & 750 M€ Part du Groupe.

Beénéficiant principalement de la croissance des valeurs d'actifs (+403 M€) et de I'augmentation
de capital résultant de la fusion avec Beni Stabili (+726 M€), 'ANR EPRA progresse de 17% et
1,2 Md€, & 8,3 Md€ (7,6 Md€ en Triple Net EPRA). Par action, 'ANR EPRA s'établit & 99,7€, soit +5,5%
sur un an (91,7€ en Triple Net EPRA soit +6,2%).

Un groupe simplifié et une gouvernance renforcée

Effective depuis le 31 décembre 2018, la fusion-absorption par Covivio de Beni Stabili, sa filiale
italienne, poursuit la transformation du patrimoine en Italie et constitue une étape majeure dans
la simplification de I'organisation du groupe. Avec cette fusion, I'ensemble des équipes du groupe
sont désormais réunies sous la méme banniere et déploient leurs activités en Europe avec la méme
identité : Covivio.

En prenant en compte I'émission des nouvelles actions, la capitalisation boursiére de Covivio
s'accroit de 10%, & 7,3 Md€® et le flottant gagne 16%, & 3,7 Md€. En deux ans, la taille du flottant
de Covivio a ainsi progressé de 40% et représente 50% du capital de la société.

Covivio proposera & l'assemblée générale du 17 avril 2019 le renouvellement du mandat de
Président non exécutif de Jean Laurent. A la présidence du Conseil d'administration depuis 2011,
Jean Laurent a activement contribué au succés des orientations stratégiques de Covivio et a la
transformation du groupe en un opérateur immobilier de référence en Europe.

Ayant dépassé les 12 années d'ancienneté au-deld desquelles un administrateur perd son statut
d'indépendant selon le code AFEP-MEDEF, Bertrand de Feydeau et de Pierre Vaquier seront
remplacés par deux nouveaux administrateurs indépendants, Christian Delaire et Olivier Piani.
Tout au long de leurs mandats, Bertrand de Feydeau et Pierre Vaquier ont nourri le Conseil
d'administration de leur expérience de dirigeants de grands groupes immobiliers et plus
particulierement de leur expertise immobiliére unique.

Christian Delaire (ex CEO de Generali Real Estate et d’AEW Europe) et Olivier Piani (ex CEO
d'Allianz Real Estate et de GE Capital Real Estate Europe) renforceront notamment les
compétences immobilieres et internationales du Conseil d'administration.

Répondant aux meilleurs standards de marché, le Conseil d’administration reste ainsi composé
de 60% d'administrateurs indépendants et de 40% de femmes.

> Capitalisation et flottant au 19 février sur la base d’'un cours de bourse de 88,85€
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La politique RSE de Covivio, qui mise notamment sur un immobilier responsable et ouvert sur la
ville, et une gouvernance exemplaire, est régulierement reconnue et saluée. Au cours de ces
derniers mois, Covivio s'est ainsi vu décerner différents prix, notamment, le « Grand Prix AGEF| 2018
du Gouvernement d'Entreprise » ou encore le « Grand Prix spécial du jury » lors des Grands Prix de
I'Assemblee Générale 2018 et le Grand Prix de la « Meilleure déclaration de performance extra-
financiére, volet environnemental » par le Ministére de la Transition Ecologique et Solidaire.

Sur l'aspect environnemental, reconnu comme l'une des références mondiales grice & sa
stratégie et ses actions en réponse au changement climatique, Covivio renouvelle sa présence
dans la « Climate A List » du CDP, organisation internationale & but non lucratif visant & conduire
les marchés vers des modeles économiques durables. Avec cette note, Covivio se place parmiles
22 entreprises frangaises figurant sur la liste, tous secteurs et pays confondus et dans le Top S des
entreprises du secteur de lI'immobilier. Covivio a dinsi été récompensée en reconnaissance de ses
actions menées au cours de la derniere année de référence, visant d réduire ses émissions et &
atténuer les effets du changement climatique.

S'inscrivant dans le scénario -2°C de |'Accord international de Paris de 2015, Covivio a modélisé
avec le CSTB (Centre Scientifique et Technique du Batiment) sa trajectoire carbone sur I'ensemble
de son patrimoine. Le groupe se donne comme objectif ambitieux de réduire de 1/3 son intensité
carbone entre 2010 et 2030. Cette trajectoire s'effectuera notamment via le verdissement du
patrimoine, largement favorisé par la politique de développement. A fin 2018, 72% des immeubles
de bureaux et hdtels de Covivio bénéficient d'une labélisation (+8 pts sur un an), dont 84% des
immeubles de bureaux en France.

Perspectives 2019 : poursuite de la bonne dynamique

Fort des résultats 2018 et s'inscrivant dans une dynamigue de croissance pérenne de son
dividende, Covivio proposera & I'Assemblée générale du 17 avril 2019 la distribution d'un dividende
de 4,60€, en progression de 2,2% sur un an (taux de distribution de 90,6%). En trois ans, le dividende
aura ainsi gagné 7%. Sera également proposée l'option de paiement du dividende en actions®,
contribuant, avec les cessions, a |'atteinte du nouvel objectif de LTV, tout en donnant les moyens
de poursuivre le développement de la société, en particulier via son pipeline de développements.
L'ensemble des actionnaires investisseurs institutionnels présents au Conseil d'administration de
Covivio (représentant 49% du capital) se sont d'ores et déjd engagés & opter pour le paiement du
dividende en actions.

L'accélération du pipeline de développement viendra immobiliser des revenus locatifs dans un
premier temps, avant de nourrir la hausse des résultats, en apportant 15% de loyers
supplémentaires a partir de 2020. En attendant, Covivio devrait bénéficier en 2019 de la poursuite
d'une bonne dynamique locative et de la pertinence de ses choix stratégiques. Covivio se donne
ainsi comme objectif une croissance de I'EPRA Earnings 2019 par action supérieure a +3%.

¢ Prix correspondant & 90% de la moyenne des cours de bourse des 20 jours de bourse qui précedent I'Assemblée Générale du 17 avril, diminués du
dividende
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A PROPOS DE COVIVIO

Fort de son histoire partenariale, de ses expertises immobiliéres et de sa culture européenne, Covivio invente
I'expérience utilisateur d'aujourd’hui et dessine la ville de demain.

Acteur immobilier de préférence a I'échelle européenne, Covivio se rapproche des utilisateurs finaux, capte
leurs aspirations, conjugue travailler, voyager, habiter, et coinvente des espaces vivants.

Opérateur européen de référence avec plus de 23 Md€ de patrimoine Covivio accompagne les entreprises,
les marques hotelieres et les territoires dans leurs enjeux d'attractivité, de transformation et de performance
responsable.

Son approche vivante de l'immobilier ouvre & ses équipes des perspectives de projets et de parcours
passionnants.

Le titre Covivio est coté sur le compartiment A d’Euronext Paris (FROO00064578 - COV), ainsi que sur le
marché MTA (Mercato Telematico Azionario) de la bourse de Milan, admis au SRD et rentre dans la
composition des indices MSCI, SBF120, Euronext IEIF « SIIC France », CAC Mid100, dans les indices de
référence des fonciéres européennes « EPRA » et « GPR 250 », EPRA BPRs Gold Awards (rapport financier et
développement durable), CDP (A), Green Star GRESB, ainsi que dans les indices éthiques ESG FTSE4 Good,
DJSI World et Europe, Euronext Vigeo (World 120, Eurozone 120, Europe 120 et France 20), Euronext® CDP
Environment France EW, Oekom, Ethibel et Gaia.

Covivio est notée BBB / perspective Positive par Standard and Poor's.
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1. BUSINESS ANALYSIS

2018 showed excellent operating results on the four activities of Covivio, thanks to the strategic choices
implemented and supportive markets. The Group reinforced its footprint inits strategic locationsthrough
a sustained asset rotation policy, thus strengthening the strong rental growth on strategic activities and

the value creation onits portfolio.

Changes in scope:

1. Business analysis - Group share
2018 annual results

Two majortransactions were completed this year, with an impact on Covivio's percentage ownership of

its subsidiaries:

> The merger between Covivio and its ltalian subsidiary Beni Stabili took effect as of 31December
2018. Previously, in the second quarter 2018, Covivio had increased its stake in its subsidiary to

59.9% (vs 52.4%at end-2017).

> The mergerof Covivio Hotelsand its hotel operating activities subsidiary FDMM reduced Covivio's
stake in Covivio Hotels from 50%at 31December 2017 to 42.3%at 31December 2018.

A. RECOGNISED REVENUES:

France Offices

Paris

Greater Paris (excl. Paris)

Major regional cities

Other French Regions
Italy Offices

Offices - excl. Telecom ltalia

Offices - Telecom ltalia
German Residential

Berlin

Dresden & Leipzig

Hamburg

North Rhine- Westphalia
Hotels in Europe

Hotels - Lease Properties

France

Germany

Belgium

Spain

Others

Hotels - Operating Properties (EBITDA)

Total strategic activities
Non- strategic

Retail ltaly

Retail France

Other (France Residential)

"LfL : Like- for- Like

2017

2721
819
136.1
30.9
233

187.0
88.4
98.6

230.1

1034
213
‘2
913

2418
1741
89.7
223
214
33.3

74
67.7

9311

64.1

17.8
348

14
995.1

100%

2018

2711
90.3
133.0
29.9
17.9
190.0
95.7
94.3
241.2
116.6
233
15.9
853
282.9
208.4
100.9
279
20.9
343
245
74.5
985.1
45.2
15.8
214
79
1,030.3

Change
(%)

-0.4%
+10.3%
-2.3%
-32%
-23.2%
+1.6%
+8.2%
-44%
+4.8%
+12.8%
+9.4%
+12.0%
-6.5%
+17.0%
+19.7%
+12.5%
+25.0%
-25%
+3.0%
+230.7%
+10.0%
+5.8%
-29.5%
-115%
-38.4%
-30.7%
+3.5%

2017

246.9
773
153
30.9
233
87.3
46.3
40.9

144.2
70.6
4.0

9.2
50.5
90.1
76.8
34.9
10.8
10.7
16.6

37

13.3

568.5

33.8
9.3
174
70

602.2

' LFL GROWTH ON STRATEGIC ACTIVITIES

Group share

LfLt
242.4 -1.8% +2.8% 39%
85.3 +10.3% +2.4% 4%
109.6 -5.0% +3.0% 18%
29.7 -4.0% +4 6% 5%
179 -23.2% -0.7% 3%
84.6 -3.1% +1.3% 14%
55.6 +19.9% +15% 9%
29.0 -29.1% +1.0% 5%
153.9 +6.7% +4.4% 25%
748 +5.9% +4 9% 2%
1“8 +6.2% +3.4% 2%
10.6 +15.6% +3.1% 2%
53.6 +6.3% +4 6% 9%
108.8 +20.7% +4.7% 18%
77.4 +0.8% +4.2% 13%
322 -7.8% +4 8% 5%
15 +6.4% +1.7% 2%
8.8 -17.6% +5.4% 1%
1“5 -12.9% +4 8% 2%
104 +179.7% +2.4% 2%
314 +135.5% +5.6% 5%
589.7 +3.7% +3.4% 96%
26.4 -21.9% -2.8% 4%
94 +0.4% -5.2% 2%
91 -47.9% +1.6% 1%
79 +13.1% na. 1%
616.0 +2.3% +3.2% 100%
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1. Business analysis - Group share
2018 annual results

Group share revenues increased by 2.3%year- on-year (+€14 million) primarily due to:

> acceleration of like- for- like revenue growth of 3.4%on strategic activities (+£16.6 million ) with:
o +2.8%in France Offices, thanks to the indexation (+0.9 pt) and good rental performance
(+2.0 ptsincluding +1.0 pt related to successful renewals)

o +13%in ltaly Offices driven by Offices in Milan excluding Telecom ltalia (+1.8%)
o +4.4%in German Residential, including 2.0 pts from indexation and 2.4 pts from renewals
o +4.7%in Hotels thanks to the good performance of variable rents in France and Belgium

(+4.8%and +5.4%respectively) and EBITDA growth on management contracts (+5.6%)

> acquisitions (+€29.9 million) in particular in German Residential (+€12.7 million), with the acquisition
of over 3,100 apartments primarily in Berlin and in Hotels (+€9.3 million) with the acquisition of 12
upscale hotels that contributed €7.0 million this year

> deliveries of new assetsin 2018 (+€15.2 million), mainly in France Offices (+€11 million). In ltaly, three
assets were delivered {(+€2.4 million), including the first phase of the Symbiosis project in Milan.
> asset disposals: (- €58.1million), especially:
o inFrance Offices (- €20.2 million), mostly non- core assetsin the 2" ring and French regions.

o inltaly (- €16.6million), mostly through the syndication of 49%o0f the Telecom ltalia portfolio
of which 40%at the end of June 2017 and 9% in early 2018

o in German Residential (- €10.3 million) with the sale of over 2,500 apartments, including
almost 60%of non-core assets in North Rhine- Westphalia

o in Hotels (- €1.2 million) with the disposal of non- core hotels (mostly Sunparks resorts)

o non-strategic assets (- €9.8 million) mainly Retail in ltaly and France (the Quick portfolio
and Jardiland stores).

> vacating for development (- €2.6 million) in France Offices

> change in scope effects (+€12.8 million) mainly due to the increase in Covivio's stake in Beni Stabili
to 59.9%in the second quarter 2018 (+€8.9 million).

B. LEASE EXPIRATIONS AND OCCUPANCY RATES

1. Annualised lease expirations: [yl of average lease term on strategic activities

By lease end date

(Years) (ist break) By lease end date
Group share 2017 2018 2017 2018
France Offices 5.0 4.6 6.0 54
ltaly Offices 76 7.7 8.1 8.1
Hotels in Europe 12 13.8 13.3 15.5
Total strategic activities 6.6 741 7.7 8.0
Non- strategic 6.4 4.8 7.0 58
Total 6.6 7.0 7.7 7.9

The average firm residual duration of leases increased by 0.5 yearsto 7.1years at end-2018, driven- up
by the signing of 25- year firm leases with IHG on the hotel portfolio acquired in the United Kingdom.

In ltaly, the average firm lease term increased thanks to successful renewals and despite the syndication
of an additional 9%of the Telecom ltalia portfolio.

In France, the firm lease duration fell by 0.4 point due to approaching maturities on assets in the
managed pipeline which are under control (especially Cap 18).




By lease

1. Business analysis - Group share
2018 annual results

o % of lease % of
(€ million; Group share) (:Sr;db(:eaati) total eBr!:d date total
2019 63.4 9% 410 6%
2020 316 4% 314 4%
2021 46.8 7% 443 6%
2022 472 7% 421 6%
2023 486 7% 470 7%
2024 19.3 3% 224 3%
2025 45.0 6% 48.0 7%
2026 45.0 6% 456 6%
2027 259 4% 39.0 5%
2028 211 3% 19.5 3%
Beyond 125.3 18% 138.8 19%
German Residential 159.9 22% 159.9 22%
Hotel operating properties 28.0 4% 28.0 4%
Other (Incl. French Residential) 6.8 % 6.8 %
Total 713.9 100% 713.9 100%

The percentage of lease terms under three years stands at 20%, giving the Group excellent visibility over
its cash flows.

The €63.4 million due to expire in 2019 include:

2. Occupancy rate: a high level of 98.1%

(%)

» ~10% on offices assets to be redeveloped in Paris and Milan (especially Gobelins in Paris,

already committed)

» ~25%related to officesassetsin France and ltaly inthe managed pipeline, for which renewals

are under control (Vinciin Greater Paris and Cap18)

» ~30%to long-term partners of the Group (EDF, Orange, Telecom ltalia)

» ~25%involve assets in highly sought locations (mostly offices in Paris CBD and Milan CBD,
hotels in Madrid and Barcelona).

» ~5%of non- strategic retail assetsin ltaly that the Group aimsto dispose

Occupancy rate

Group share 2017 2018

France Offices 97.4% 97.1%

ltaly Offices 97.0% 97.9%
German Residential 98.4% 98.7%
Hotels in Europe 100% 100.0%
Total strategic activities 98.0% 98.1%
Non- strategic 96.2% 93.5%
Total 97.9% 98.0%

The occupancy rate increased to a record high at 98.1% for strategic activities. Covivio maintains an
elevated level of occupancy in the long-term with more than 96% on average over 10 years.

» France Offices remained stable above 97% and ltaly Offices increased due to the successful
letting activity and despite the syndication of the Telecom ltalia portfolio.

» Occupancy remained very high in German Residential and stayed at 100%in Hotels.



1. Business analysis - Group share
2018 annual results

C. BREAKDOWN OF REVENUES — GROUP SHARE

By major tenants

(€ million, Group share) Annalised
revenues

2018 %
Orange 674 9%
Telecom ltalia 45.0 6%
Accor 29.0 4%
Suez Environnement 221 3% L.
HG 04 3% By activity
B&B 175 2%
EDF/ Enedis 15.8 2%
Intesa San Paolo 5.8 2% ltaly Offices 21%
Vinci 5.0 29, German Residential 22%
Tecnimont 134 2%
Dassault 127 2%
Thalés 111 2%
Natixis 10.9 2% o
Marriott 9.8 1% Hotels 16%
RHG 96 % France Offices 37%
NH 7.7 1% .
Creval Group 6.9 % Non- strategic 4%
Effage 6.6 1%
Fastweb 59 1%
Aon 55 1%
Cisco 5.0 1%
Other tenants <€5M 195.2 27%
German Residential 159.9 22%
French Residential 6.8 1%
Total 713.9 100%

In 2018, Covivio continued its strategy of diversifying its tenant base. As a result, exposure to the three
largest tenants continues to fall (20% compared to 21% at end-2017 and 41% at end-2014), notably
thanks to the disposals of non-core assets in France (Orange and Eiffage assetsin French regions) and
ltaly (syndication of the Telecom ltalia portfolio and asset disposals outside Milan).

D. COST TO REVENUE RATIO BY BUSINESS

France Offices Italy Offices German Hotels in Europe Other Total
(incl. retail) Residential (incl. retail) (incl. France
(€ million, Group share) Residential)
2018 2018 2018 2018 2018 2017 2018
Rental Income 2424 94.0 153.9 86.5 79 588.9 584.7
eSS R -83 .78 13 -10 -20 278 -206
operating costs
Expenses on properties -18 -84 -115 -03 -10 -19.2 -23.1
Net losses on unrecoverable 200 .08 12 200 200 05 .20
receivable
232.3 76.9 139.8 85.1 4.9 539.4 539.0
4.2% 18.2% 9.1% 15% 38.3% 8.4% 7.8%

The cost to revenue ratio (7.8%) decreased by 0.6 pt compared to 2017, mainly thanks to France Offices
(- 1.7 pts following the disposal of the residual Logistics assets) and German Residential, (- 1.6 pts thanks
to a stronger position in Berlin and costs optimisation).



1. Business analysis - Group share
2018 annual results

E DISPOSALS: GROUP SHARE REALISED AND SECURED IN 2018

Disposals Agreements
New New . Total
(agreementsas asof end Pyl AEeD Total Margin vs Yield Realised
ofendof2017  of 2017to P 9 2018 | 2017 value )
2018 2018 Disposals
closed) close
1 2 =243 =1+2

3
France Offices 100 % 82 28 160 7 167 3.1% 4.6% 242
_ Group share 82 28 160 7 167 3.1% 4.6% 242
ltaly Offices 100 % 27 - 244 0 244 -3.6% 6.8% 271
_ Group share 13 - 172 0 172 -24% 6.6% 185
German Residential 100% 1?22 1 148 13 162 18.7% 4.2% 270
_ Group share 78 10 97 8 105 18.5% 4.2% 174

Hotels in Europe * 100 % 3 18 132 272 404 15% 5.8% 135
Group share 1 8 56 58 114 -0.3% 6.1% 57

strategic (France Resi., 100 % 220 6 296 200 496 8.2% 3.1% 515
istics, Retail in France) Group share 11 6 190 200 390 7.1% 26% 302
Total 100 % 453 69 980 493 1,472 4.6% 4.7% 1433
Group share 286 52 674 274 948 4.7% 4.3% 960

Disposals realised and secured in 2018 amounted to €12 billion in Group share (€19 billion at 100%).
Covivio has pursued the reduction of its exposure to secondary locations, consolidated value- creation
on mature assets and withdrawn from non- strategic activities:

> non-core assets: €526 million Group share (€973 million at 100%) of which 54%in Offices (including
the syndication of an additional 9% of the Telecom ltalia portfolio), 24% in North Rhine-
Westphalia residential assets and 22%in hotels.

> mature assets: €206 million Group share (€237 million at 100%), mostly Offices in France (€149
million Group share) including the 10 and 30 Avenue Kléber in Paris, and some privatizations of
Residential assets Berlin (€57 million).

> non-strategic assets : €502 million Group share (€715 million ot 100%) with the entire French
Residential portfolio (€277 million), retail assets in France and ltaly (€200 million for a shopping
gallery in Milan, Quick restaurants and Jardiland assets) and the last Logistics assets (€25 million).

Additionally, disposal agreements amounting to €274 million Group share (€493 million at 100%) were
signed in 2018, comprising 59 B&B hotels in France in secondary locations and. Including this latter
agreement, non- strategic assets account for less than 2%of the portfolio vs 6%at end-2017.

F. INVESTMENTS: REALISED IN GROUP SHARE
Acquisitions 2018 realised Development capex 2018
(€ million Including Duties) Acq;;igi;i’ons é::::::::: Gv:z::‘p 9‘383/:( Gr(::uappsehxa re
share
France Offices 137 151 na. 120 96
ltaly Offices 106 63 6.2% 48 28
Acquisition of Beni Stabili shares na. 263 5.4% - -
German Residential 468 324 4.5% 81 53
Reinforcement Germany n.a 51 4.9% - -
Hotels in Europe 916 387 5.1% 41 16
Total 1,626 1,239 5.0% 290 194

"Potential yield on acquisitions.

2Yield in 2 years after reletting of vacant spaces. Immediate yield is 3.6%0n acquisitions realised.
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1. Business analysis - Group share
2018 annual results

€1.4 billion Group share (€1.9 billion at 100%) of investments were realised in 2018, Covivio continued to
strengthen its position in its strategic markets, in particular in France and ltaly Offices and in German
Residential with:

» Acquisitions for €1.0 billion Group share (€1.6 billion at 100%)

o anasset witha large redevelopment potential in Paris CBD, rue Jean Goujon, for €134 million.
This acquisition was realised in the context of an asset swap: Covivio sold two core mature
assets, occupied by Covivio, located avenue Kiéber in Paris CBD.

o three assets in Milan for €63 million Group share (€106 million at 100%) at a potential yield of
6.2%

o the acquisition of residential assets worth €324 million Group share (€468 million at 100%) in
Germany, including 67%in Berlin at an average price of €2, 442/m?. These assets willgenerate
an attractive yield of 4.5% after re- letting of the vacant surface and have a 40%reversion
potential

o the acquisition of a portfolio of twelve 4* and 5* hotels located in major cities in the United-
Kingdom, amounting to 2,638 rooms for €379 million Group share (€895 million at 100%) with
a 5.1%minimum guaranteed yield and a 6%target yield. Two of the assets will be transferred
in 20 19.

> Capexinthe development pipeline with €194 million Group share (€290 million at 100%) of capex,
mostly related to development projectsin Paris and Milan and acquisitions of land banks in Berlin
at around €1,000/m?2.

» The reinforcement in Beni Stabili realised in the second quarter 2018 from 52.4% ownership to
59.9% equivalent to €263 million of acquisitions.

In addition, €225 million (€140 million Group share) of works on the operating portfolio were realised,
including €95 million of capex in German Residential (see page 47 for more details on German Residential
capex).

G. DEVELOPMENT PROJECTS: (€4.4 BN GROUP SHARE)

1. Deliveries: 35,000 m? of office spaces and 653 hotel rooms delivered in 2018

Seven projects were delivered in 2018 totalling 35,000 m? of office spaces in France and ltaly and 653
hotel rooms, with an average occupancy rate of 97% These were:

> The first phase of Symbiosis in Milan (20,500 m? of offices), 100%let to Fastweb with a yield on
cost of 7.6% above the initial target (6.8%)

» Colonna in Milan (3,500 m? of offices), 100%let

> Riverside in Toulouse (11,000 m? of offices), 83%let. Negotiations are under way for the leasing of

the remaining surfaces

A Meininger hotel in Milan (131room) which involved the conversion of an office asset into a hotel

2 B&B hotelsin Berlin and Greater Paris (Chatenay- Malabry) for 267 rooms in total

> The first Motel One in France, in Paris 12" (255 rooms).

vy




1. Business analysis - Group share
2018 annual results

Covivio's value creation amounted to a 25%increase on assets delivered in 2018. In addition, the yield
recognised upon delivery of these assets proved to be up to about 6.9%

Committed projects: (€1.3 bnin Group share)

Covivio stepped- up itscommitted pipeline in 20 18 with more than €800 million of new projects, thus more
than doubling it to €1.3 billion Group share. Currently, 31 projects are under way in three European
countries at 80% in Paris, Berlin and Milan. They will be completed between 2019 and 2021. The new
projectsinclude:

» Flow in Montrouge - 23,600 m2:new urban campusinthe Montrouge- Malakoff- Chatillon business
district. The asset is fully pre-let 18 months ahead of the delivery (scheduled in 2020).

» IRO in Chatillon - 25,600 m? new office building in the same strategic area of Montrouge-
Malakoff- Chatillon. IRO is currently the only project to be delivered in the area until 2020.

> Jean Goujon in Paris CBD - 8,500 m?: full redevelopment into a flagship prime asset of an asset
purchased in 2018. Covivio plansto regroup allits Paristeam after completion scheduled for2021.

> Gobelins in Paris 5" — 4,400 m?: former Orange building being redeveloped. Covivio will set- up
its new flex- offices & coworking offer, Wellio, on the entire surface.

> N2 in Paris 171" - 15,900 m?: mixed- use project with offices, flex- offices & hotel in the attractive
Batignolles area. The project is shared with ACM (50%) and the delivery is scheduled for 2021.

» Via Dante in Milan - 5,100 m?: renovation of a trophy building in the CBD near the Piazza Duomo.
Covivio will host its Wellio co-working brand there for the opening of its first site in Milan.

> The Signin Milan - 26,500 m?: new offices located on the Southwest edge of the centre of Milan.
The first building (9,600 m?)is already pre-let to AON two years before delivery in 2020.

> The Symbiosis School in Milan - 9,200 m?: new building part of the Symbiosis area in a growing
business district at the South East limit of Milan. This asset is pre-let to Ludum and delivery is
scheduled for 2020.

> Residential projects in Berlin — 454 units: €111 million of new construction and extension projects
at a cost €3,650/m?2. Some units will be sold (with more than 40% margin) and some will be let
(with a yield on cost of 4.8%).




1 Pre- Total Total . Capexto be
Committed projects Location Project Surfazce Delivery Target rent leased Budget * Budget * Target Yield Progress invested
(m?) (€/m? year) % (EM, (EM, Group 8 (eM, Group share)
100%) share) '

T Bordeaux Construction 317200m* 201 190 6% 102 35 6.5% 97% 1
Cité du nu que Bordeaux Construction 19,223 m? 2019 136 38% 39 39 >7% 70% 35
Hélios Lille Construction 9,000 m? 2019 160 100% 22 22 >7% 87% 3
Total deliveries 2019 59,923 m? 161 61% 163 96 6.9% 84% 39
Belaia (50%share) Orly Construction 22,600 m? 2020 198 50% 65 32 >7% %% 27
Meudon Ducasse Greater Paris Construction 5,100 m? 2020 260 100% 22 22 6.4% 9% 18

2 Lyon Festructuration- 30,900 m* 2020 3w 44% 6 83 6.0% 47% 50
§ gr‘;’:t’;’r“g:ri's Construction 23581m?> 2020 327 100% 115 115 6.6% 25% 79
§ Gobelins Paris Restructuration 4,360 m? 2020 510 100% 50 50 4.3% 4% 20
= RO Chaétillon Construction 25,600 m? 2020 325 0% 139 139 6.3% 25% 104
112,141 m? 54% 557 442 6.2% 25% 297
Paris Construction 909m: 2021 575 0% 8 78 46% 2% 69
Montpelli nge Montpellier Construction 16,500 m? 2021 165 100% 49 49 6.7% 7% 44
Paris Restructuration 8,455 m? 2021 820 100% 182 182 na 1% 38

40,864 m’ 655 75% a79 200 5% 2% 51
Total France Offices 212,928 m? 63% 1,099 847 6.2% 24% 486

B Fiincipe Amedeo Milan Regeneration 7100 m? 2019 490 74% 59 59 53% 85% 2

Ferrucci Turin Regeneration 21,000 m? 2019 130 0% 50 50 55% 55% 8
Fll Dante Milan Regeneration 5,100 m? 2019 560 100% 54 54 4.8% 6% 8
g 33,200 m? 403 60% 163 163 5.2% 50% 1
c_>). The Sign Milan Construction 26,500 m? 2020 285 35% 105 105 >7% 15% 56
£ Milan Construction 9,200 m? 2020 225 99% 21 21 >7% 0% 8
35,700 m? 275 46% 126 126 >T% 1% 74
Total ltaly Offices 68,900 m? 54% 289 289 6.1% 34% 93
2 German resident deliveries in 2 5,145 m? n.a 16 10 5.0% 38% 6
§ Total German Residential 30,299 m? n.a m 72 4.8% 9% 48
77777777 B&B Bagnolet (50%share) Paris Construction 108 rooms 2019 na 100% 8 2 6.2% 56% 1
g B&B Cergy (50%share) Greater Paris Construction 84 rooms 2019 na 100% 5 1 6.6% 85% 0
|§ Meininger Munich Munich - Germany Construction 173 rooms 2019 na 100% 32 % 6.4% 98% 0
[=ll Meininger Porte de Vincennes Paris Construction 249 rooms 2019 na 100% 45 20 6.2% 88% 2
g Meininger Lyon Zmmermann Lyon - France Construction 176 rooms 2019 na 100% 18 8 6.1% 75% 2
2 Total deliveries 2019 790 rooms 100% 108 44 6.4% 87% 6
Total Hotels in Europe 790 rooms 100% 108 44 6.4% 87% 6
" otal 62% 1,606 1,252 6.1% 27% 633

'Surface at 100%; 2 Including land and financial costs ;°® Yield on total rents including car parks, restaurants, etc.
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Total Total C?pex to be

Committed projects Su;*:ra':;e ! Pre-(l;?sed Budget 2 Budget 2 1;?;3:; Progress ([\I/lng"e;:S

K (M€, 100%) (M€, Group share) share) P
Total France Offices 212,928 m? 63% 1,099 847 6.2% 24% 486
Total ltaly Offices 68,900 m? 54% 289 289 6.1% 34% 93
Total German Residential 30,299 m? na 1 72 4.8% 9% 48
Total Hotels in Europe 790 rooms 100% 108 44 6.4% 87% 6
Total 62% 1,606 1,252 6.1% 27% 633

'Surface at 100%; 2 Including land and financial costs ; ° Yield on total rents including car parks, restaurants, etc.

3. Managed projects: (€3.0 Bn in Group share)

Projects Location Proiect Surface ' Delivery
sorted by estimated total cost at 100% ] (m?) timeframe
Cap 18 Paris Construction 50,000 m? >2022

Rueil- Malmaison - Greater

Rueil Lesseps Paris Regeneration - Extension 43,000 m? >2022
Paris St- Ouen Paris Regeneration 31,000 m? 2021
7]
8 Omega Levallois - Greater Paris Regeneration - Extension 20,500 m? 2021
E Meudon - Greater Paris Construction 50,000 m? >2022
8 Opale Meudon - Greater Paris Construction 37,000 m? >2022
c
© Montpellier Pompignane Montpellier Regeneration- Extension 6,000 m? >2022
L Philippe Auguste Paris Regeneration 13,200 m? >2022
Campus New Vélizy Extension (50%share) Vélizy - Greater Paris Construction 4,000 m? >2022
DS Campus Extension 2 (50%share) Vélizy - Greater Paris Construction 11,000 m? 2022
Total France Offices 286,700 m?
Milan Construction 20,500 m? 2021
Milan Construction 74,500 m? 2020- 2022
Duca d'Aosta Milan Regeneration 2,100 m? 2019
Total Italy Offices 97,100 m?
3 Alexanderplatz - 1ist tower Berlin Construction 60,000 m? 2024
7 Alexanderplatz - 2nd tower Berlin Construction 70,000 m? >2024
T
_§_<, Additonal constructibilty (Hotels portfolio) France, UK, Germany Construction 100,000 m? >2022
= Mixed- Use 230,000 m? >2022
German Residential Berlin SAGHE DrE 183,000 m? 52022
Constructions
Total 796,800 m?

"Surfaces at 100%

Covivio plansto launch a certain number of projects in the short term, including:

> Paris St-Ouen — 31,000 m?% demolition-reconstruction project with a 70% enlargement of the
building. The asset is located in a fast- developing business district north of Paris 17" (location of
the new Paris Courthouse, new stations of metro line 14).

» Omega in Levallois — 20,500 m?: full redevelopment project into a prime asset in the well-
established business district of Levallois.

» Alexanderplatzin Berlin - first tower of 60,000 m?: flagship mixed- use project for the construction
of a new tower in the very centre of Berlin. The building will host offices, residential and ground-
floor retail.



In total, around 800,000 m? of new developments and redevelopments will drive the Group's future
growth, such as Vinci's headquarters in Rueil-Malmaison (43,000 m? of redevelopment-extension
potential) or additional constructability identified in land banks adjacent to hotels (100,000m?).

H. PORTFOLIO

Portfolio value: &

‘on a like-for- like basis

1. Business analysis- Group share
2018 annual results

Value Value Vzalue L+ Yield 2 Yield 2 % of
(€ million, Excluding Duties) 2017 2018 Grglsp change 2'[‘;1‘; 2:;’18 poﬁ f‘; o
100% 100%
share
France Offices 6,351 6,684 5,640 2.2% 5.2% 52% 37%
ltaly Offices 3,937 3,880 3,188 0.2% 55% 54% 21%
Residential Germany 4,957 5,823 3,743 1.6% 4.7% 4.3% 24%
Hotels in Europe 4,807 5,836 2,250 3.0% 5.5% 5.2% 15%
Total strategic activities 20,052 22,223 14,820 4.4% 5.2% 5.0% 97%
Non- strategic 1,102 574 475 -6.5% 5.0% 5.9% 3%
Retail ltaly 297 144 44 -24.6% 6.1% 9.0% %
Retail France 447 173 73 -15% 6.7% 7.3% 0%
Others (France Resi., Car parks) 358 258 258 -2.3% 3.1% 3.3%* 2%
21,154 22,797 15,295 4.0% 5.2% 5.0% 100%

TLfL: Like- for- Like

2Yield excluding development projects

3 Yield excluding car parks and logistics

The portfolio grew by €2.5 billion to €15.3 billion Group share {€22.8 billion in 100%) mostly due to the

merger with Beni Stabili and the hotel acquisition in the UK.

Like- for- Like value growth remained strong in 2018 with +4.4%o0n the strategic activities:

> +2.2%in France Offices driven by the rise in value of property assetslocated in Parisand in major
regional cities as well as the result of strong commercialisation efforts on assets under

development
>  +18%in Milan

> +11.6%in German Residential (including +12.4%in Berlin and +13.1%in Hamburg) due to increases
in rents and values
> +3.0%in Hotels, driven by asset management on the Spanish portfolio (+5.9%) and the German

operating properties (+3.4%in Berlin driven by the Park Inn hotel).

Geographic breakdown of the portfolio at the end of 2018

90%in large European cities

22%
ltaly
Fraitzo €153 29%
Bn Germany
# 2%Spain

160ther 2%United Kingdom




l. LIST OF MAJOR ASSETS

The value of the ten main assets represents almost 14%of the portfolio Group share (down from 16%at end- 2017).

1. Business analysis- Group share
2018 annual results

Top 10 Assets Location Tenants SL;::;: © Covivio share
CB 21 Tower La Défense (Greater Paris) Suez Environnement, AlG Europe, Nokia, Groupon 68,400 5%
Garibaldi Towers Milan Maire Tecnimont, LinkedIn, etc. 44700 100%
Carré Suffren Paris 15th AON, Institut Frangais, Ministere Education 25,200 60%
Art&Co Paris 12th Wellio, Adova, Bentley, AFD 13,500 100%
Montebello Milan Intesa San Paolo 18,500 100%
Dassault Campus Vélizy Villacoublay (Greater Paris) Dassault Systémes 56,600 50.1%
Green Corner St- Denis (Greater Paris) HAS et Systra 20,800 100%
Liberté Charenton (Greater Paris) Natixis 26,600 100%
Paris Carnot Paris 17th Orange 11,200 100%
Anjou Paris 8th Orange 10,100 100%
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2. BUSINESS ANALYSIS BY SEGMENT

The France Offices indicators are presented at 100%and as Group share (GS).

A. FRANCE OFFICES
1. Sustained demand for new space, limited offer, increasing rents'

Covivio's France Offices portfolio of €6.7 billion (€5.6 billion Group share) is located in strategic locations
in Paris, in the major business districts of the Greater Paris area and the major regional cities. The full
year 2018 showed a dynamic performance by the French Offices market in a favourable economic
context:

> High level of take-up at 2.5 million m? (-5%vs 2017 and +4%yvs five-year average)
o More than 1million m? on new or refurbished spaces (+9%vs 20 17)
o Attractiveness of Western Crescent and ! ring: 470,000 m? take- up combined on new
spaces (+20%)
o Expansion of co-working operators, who took- up 130,000 m?2.

> Record low immediate supply (2.6 milion m?, - 8%vs end-2017) and vacancy rate (5.1% - 0.8 pts):
o Historic all-time low in all sectors
o Only 500,000 m? of new space available (19%of immediate offer)
o fTring especially lacks new offer with only 71,000 m? available (13%of immediate offer)

> Future supply is fairly stable with 1.1million m? available on deliveries until 2021 (+1.4%vs 20 17)
o 44%of the surfaces are already pre-let
o 370,000 m? per year available on deliveries on average, less than 1% of the existing
stock and only one third of the annual take- up on new space.

> Average economic rents on new or restructured spaces rose by 6%in one year in Greater Paris:
o Headline rentsincreased by 3%
o Incentivesdecreased by 1.8 ptsvs 2017 and stand at 19.9%o0n average
o Allareas benefitted: +8%in the * ring, +7%in Paris CBD, +3%in the Western Crescent.

» In Lyon, the vacancy rate in the CBD Part-Dieu, where Covivio is exposed, remains at its
historically low levels (less than 3%) and only 20,000 m? of new space are available until 2021.
Prime rents therefore rose again by 3%to €325/m?.

> Investments in France Offices grew at €23 billion in 2018 (+15%rise vs end-2017). There is still a
significant gap between prime yields (3 to 3.15%in the CBD of Paris; 3.85%in Lyon), and the OAT
10 years (close to 0.6%in February 2019).

In 2018, the France Offices business was characterized by:

P> Rental income growth of 2.8%o0n a like- for- like basis, driven by renewals (up 1.0 pt), indexation
(up 0.9 pt)and occupancy (up 0.9 pt)

> Continued portfolio rotation with €167 million {Group share) of new disposal commitments for
non-core and mature assets, including an asset swap in Paris CBD: Covivio sold its two mature
assets at avenue Kléber, which were occupied by the Group, in exchange for a 8,500 m?
property with strong redevelopment potential in Paris 8".

"Sources : Immostat, C&W, CBRE, Knight Franck , Crane Survey
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> The 2.2%growth in values on a like- for- like basis over the year, reflecting the growth in rental
values, the valuation of high-potential development projects and the strong performance of
the Group's strategic markets, in particular Paris and the major regional cities.

» The acceleration of the committed pipeline, more than doubling to €1.1 billion (€847 million
Group share)

> The continued development of our co-working brand Wellio with the opening of three new sites
in Paris (9,800 m?), ideally located opposite the Gare de Lyon, in Montmartre and Miromesnil.

Assets held partially are the following:

o CB21Tower (75%o0wned),

Carré Suffren (60%owned),

the Effage and Dassault campuses in Vélizy (50.1%owned and fully consolidated),

the Silex 1and 2 assets (50.1%owned and fully consolidated),

the New Vélizy campus for Thales (50.1%owned and accounted for under the equity method),
Euromed Centre (50%owned and accounted for under the equity method),

Bordeaux Armagnac (34.7%owned and accounted for under the equity method),

Coeur d'Orly (50% owned and accounted for under the equity method).

O

(@]

O

(@]

0O
O]

0O
O]

(@]

2. Accounted rental income: “at a like- for- like scope

2.1. Geographic breakdown: success of asset management policy

Rental Rental Rental Rental Change Change
. income . income (%) (%) % of
Surface Number income income
2017 2018 LfL’ rental
(m? of assets 2017 2018 .
Group Group Group Group income
100% 100%
share share share share
Paris Centre West 106,741 10 371 37.3 40.8 40.8 9.5% 2.1% 7%
Paris South 72,343 8 253 206 30.0 25.0 212% 5.0% 0%
Paris North- East 110,429 6 9.4 9.4 19.5 19.5 0.4% 0.3% 8%
Total Paris 289,513 24 81.9 77.3 90.3 85.3 10.3% 2.4% 35%
Western Crescent and La Défense 226,930 20 72.8 65.6 712 63.6 -3.1% 3.6% 26%
Inner rim 466,571 23 52.8 39.3 55.9 40.1 2.0% 2.3% 7%
Outer rim 51,661 23 0.5 10.5 59 59 -43.6% 3.6% 2%
Total Paris Region 1,034,675 90 217.9 192.6 223.3 194.8 11% 2.8% 80%
Major regional cities 430,646 52 30.9 30.9 299 297 -4.0% 4.6% 2%
Other French Regions 215,862 84 233 233 17.9 17.9 -23.2% -0.7% 7%
1,681,182 226 272.1 246.9 2711 242.4 -18% 2.8% 100%

'LfL : Like- for- Like

Rental income declined by 1.8%, to €242 million Group share (- €4.5 million) as a result of:
> improved rental performance with 2.8%growth on a like for like basis (+€6.1million) including:

o +0.9 pt from indexation
o +10 pt from renewals mostly on leases located in Southern Paris and Western Crescent

o +0.9pt due to occupancy

The main growth areas are Southern Paris (asset management work performed on an Orange asset
in 2017 and lease renewals), the Western Crescent and the major regional cities (mainly Euromed in
Marseille and Majoria in Montpellier).
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b asset acquisitions and deliveries (+€15.3 million):
o +€4.3 million due to the acquisition of the Jean Goujon asset in Paris CBD
o +€11.0 million from assets delivered in 2017 and 2018, which have been fully let
» vacating for development (- €2.6 million) in Paris St- Quen
»> disposals and change of scope (- €22.3 million), mostly of non-core assets in the outer suburbs and
the regions.

3. Annualised rents: €262 million Group share at end-2018
3.1. Breakdown by major tenants

Annualised Annualised Annualised

Surface Number rents Annuazl)i:i;l rents rents rents Change r;/;?;I
(m?) of assets 2017 Group share 2018 2018 (%) income
100% 100% Group share

Orange 297,474 97 742 74.2 67.4 67.4 -9.1% 26%
Suez Environnement 60,350 3 27.8 218 28.3 221 18% 8%
EDF/ Enedis 130,121 22 6.7 16.7 15.8 15.8 -55% 6%
Vinci 55,352 5 1“8 1“8 15.0 15.0 15% 6%
Dassault 69,395 2 249 2.5 254 2.7 19% 5%
Thales 88,274 2 176 10.8 18.1 11 2.6% 4%
Natixis 37,887 3 10.7 10.7 10.9 10.9 19% 4%
Effage 69,844 23 “.5 9.3 19 6.6 -28.9% 3%
Aon 15,592 1 9.0 54 92 515 2.6% 2%
Cisco 11,461 1 49 49 5.0 5.0 2.% 2%
Other tenants 845,433 67 1072 97.4 103.9 89.3 -8.3% 34%

T s 226 3223 278.4 310.8 2615 -6.1% 100%

The 10 largest tenants accounted for 66% of annualised rental income, stable since end-2017. The
main changes affecting Key Accounts were the following:

» Orange: decreased exposure thanks to the disposals of non-core assets in French regions.
Almost 80% of the Orange portfolio is now made up of assets with strong value-creation
potential in Paris (~€1 billion of assets currently valued 8,500/ m?> with an average rent of
€380/m?).

> Effage:disposal of 31non-core assets in other French regions in 2018.
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3.2. Geographic breakdown: 92% of rental income generated in strategic locations

Annualised Annualised rents Annualised Annualised % of
Surface Number rents 2017 rents rents Change re:nal
(m?) of assets 2017 Grou share 2018 2018 (%) income
100% P 100% Group share
Paris Centre West 106,741 10 433 433 345 345 -20.3% 13%
Paris South 72,343 8 34.0 28.1 346 285 16% 1%
Paris North- East 110,429 6 20.0 20.0 19.6 19.6 -19% 7%
Total Paris 289,513 24 97.3 913 88.7 82.6 -9.6% 32%
RSN OREEE e 226,930 20 842 757 786 698 7.7% 27%
Défense
Inner rim 466,571 23 745 50.1 80.0 529 5.6% 20%
Outer rim 51,661 23 76 76 52 52 -312% 2%
Total Paris Region 1,034,675 90 263.6 2247 252.6 210.5 -6.3% 81%
Major regional cities 430,646 52 378 32.8 428 35.6 8.4% %%
Other French Regions 215,862 84 20.9 20.9 15.4 15.4 -26.4% 6%

1,681,182 226 3223 278.4 310.8 261.5 -6.1% 100.0%

The weight of strategic locations has increased (+2 pts), thanks to disposals of non- core assets decreased
exposure in the outer suburbs (- 1pt) and in other French regions (- 2 pts).
4. Indexation

The indexation effect is +€1.9 million over twelve months. For current leases:

> 86%o0f rental income is indexed to the ILAT (Service Sector rental index),
P> 12%to the ICC (French construction cost index),
» the balance isindexed to the ILC orthe RRI (rental reference index).

Rents benefiting from an indexation floor (1% represent 26%of the annualised rental income and are indexed to
the ILAT.

5. Rental activity: almost 182,000 m? renewed or let in 2018

Annualised Annualised
Surface rents rents
(m?) 2018 2018
(€m, Group share)  (€/m?, 100%)

Vacating 88,740 221 250
Letting 14,221 38 280
Pre- letting 64,594 13.8 268
Renewal 102,745 243 244

The re- negotiations and renewals took place essentially in Paris and the Western Crescent.
» 102,745 m? have been renegotiated or renewed, essentially in Paris and the Western Crescent.

On average, the leases have been renewed with an increase of 6.5% on IFRS rents and 3.2
years of extension of the maturity.
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78,815 m? have been let or pre-let over the year, bringing in €18 million in new rental income

Group s

o)

O

©)

©)

hare, including:

23,600 m? in Montrouge Flow, 100%pre- let 18 months before delivery

14,200 m? to Solvay (9,000 m?) and Wellio (5,000 m?) in Lyon Silex 2, 44% pre-let two
years ahead of delivery

5,900 m? in Paris Montmartre, including 1,400 m? dedicated to our coworking brand
Wellio

10,300 m? in Toulouse Riverside, delivered this year and 83%let

10,100 m? in Bordeaux Armagnac to be delivered in 2019 and 61%let

7,000 m? in Cité du Numérique in Bordeaux now 38%pre- let.

88,740 m? were vacated, including 48,000 m? on assets vacated for a redevelopment in 2019

(Paris St

- Ouen, Omega in Levallois, Paris rue Jean Goujon)

6. Lease expirations and occupancy rate

6.1. Lease expirations: firm residual lease term of 4.6 years

(€ million) SylEes % of By lease %
i CEMD total end date of total
(1 break)
2019 379 %% 221 8%
2020 243 9% 225 9%
2021 36.6 %% 335 13%
2022 24.2 9% 18.6 7%
2023 328 13% 30.6 2%
2024 13.3 5% 105 4%
2025 37.0 %% 394 15%
2026 295 1% 29.1 1%
2027 15.0 6% 28.1 1%
2028 48 2% 15.3 6%
Beyond 6.1 2% 18 5%
Total 2615 100% 2615 100%

The firm residual duration of leases has dropped by 0.4 point to 4.6 years due to approaching
maturities on significant assets in the managed pipeline.

On the €38 million in rental income expiring in 2019:

»
»

4%correspondsto a development launched early 2019 (Gobelins in Paris 5'")

38%related to assets in the managed pipeline for which renewals are under control (Vinci in
Rueil and Cap18in Paris 18")

44%.concern long-term partners of the Group (EDFand Orange)

13%o0n core assets very well situated in Paris and Lyon.
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6.2. Occupancy rate: a high level of

(%) 2017 2108
Paris Centre West 99.6% 99.5%
Southern Paris 100.0% 100.0%
North Eastern Paris 97.3% 92.8%
Total Paris 99.2% 98.0%

Western Crescent and La Défense 97.9% 99.3%

Inner rim 97.7% 97.1%

Outer rim 94 .5% 92.2%

Total Paris Region 98.3% 98.0%

Major regional cities 94.5% 94.9%

Other French Regions 92.8% 91.1%

Total 97.4% 97.1%

The occupancy rate remains high, at 97.1% The slight decline observed this yearis due to the vacating
of exceptional leases on Cap 18 in Paris North East, where Covivio maintains short- term maturities in
view of a development in the medium-term.

The occupancy rate has remained above 95% since 2010, reflecting the Group's very good rental risk
profile over the long term.

7. Reserves for unpaid rent

The level of unpaid rent remains immaterial, given the quality of the client base.

8. Disposals and disposal agreements: Group share realised

Disposals Agreements
(agreements 9 New New . Total
asofend . Total Margin vs . .
as of 2017 to disposals agreements 2018 2017 value Yield Realised
of end of 2017 2018 2018 Disposals
close
closed)
1 2 3 =2+3 =1+2
Paris Centre West - B 04 - 04 0.2% 3.3% 04
Southern Paris - 6 - - - -
North Eastern Paris - 2 - - - -
Total Paris - 21 104 - 104 0.2% 3.3% 104
Western Crescent and La Défense - - 36 - 36 4.5% 4.4% 36
Inner rim 7 6 - - - 7
Outerrim 37 - 2 - 2 0.6% 1B.0% 33
Total Paris Region 32 27 141 - 141 1.3% 3.7% 173
Major regional cities 8 1 - 4 4 16.8% 6.9% 8
Other French Regions 43 1 19 8 23 13.7% 9.8% 62
Total 100% 82 28 160 7 167 3.1% 4.6% 242
Total Group share 82 28 160 7 167 3.1% 4.6% 242
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Covivio has realised €242 million of disposals in 2018, mostly on mature assets, enabling it to finance
development and acquisition projects with strong value- creation potential.

> Mature assets worth €139 million Group share were sold:
o the two assets occupied and renovated by Covivio on Avenue Kléber in the Paris CBD for
€104 million, acquired in 2005 and 2007 for €44 million. This disposal took place as part of
an asset swap in exchange for a property located at Rue Jean Goujon in Paris CBD

o the Clichy Pégase asset for €36 million, developed by Covivio for a total cost of €23 million
and delivered in 2013, fully let to Effage.

» €103 million in non- core asset disposals have been signed, mainly in other French regions and
the outer suburbs.

realised

(€ million, including Duties) S”(::)"e Location Acquisition Price Yield

Jean Goujon 8,500 Paris 134.0 na.
Coeur d'Orly - Orly 1“3 na.
Omega (bank branch) 231 Levallois 25 na.

Covivio has acquired three assets this yearin orderto fuel its development pipeline:

9. Acquisitions:

> 8500 m? of offices for €134 million (€15,800/m?) located on rue Jean Goujon in Paris CBD.
Covivio launched the redevelopment of this asset at end-2018 and plansto regroup all its Paris
teamsthere after completion.

> a 25% stake in the Coeur d’Orly project, increasing its ownership to 50%

» A small surface leased to a bank branch (230 m?) as part of the Omega project, which Covivio
will fully redevelop into a prime asset.

10. Development pipeline: E2K:} of projects (€2.6 Bn Group share)
Bn

Development projects are one of the growth drivers for profitability and the improvement in the quality
of the portfolio, both in terms of location and the high standards of delivered assets.

In Greater Paris, Covivio targets strategic locations in established business districts with solid public
transport links. In the major regional cities (with annual take- up of more than 50,000 m?), the Group is
targeting prime locations such as the La Part- Dieu district in Lyon.
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10.1. Delivered projects

One project was delivered in 2018: Riverside, 11,000 m? of office space in the centre of Toulouse. 83% of
the surface is already let and negotiations are at an advanced stage to let the remaining surface area.
Covivio realised 56%o0f value creation on this project.

10.2. Commiitted pipeline: €1.1billion of projects (€847 million Group share),

In 2018, Covivio launched €738 million (€635 million Group share) of new projects in France, thus more
than tripling its committed pipeline to €1.1 billion (€847 million Group share).

For a breakdown of committed projects, see the table on page 17 of this document.
Several projects were committed in 2018, including:

» FHow in Montrouge - 23,600 m? Construction of an urban campus in the
Montrouge- Malakoff- Chatillon business district. The asset is now 100% pre-let 18
months ahead of delivery, scheduled in 2020.

2 > |RO in Chatillon — 25,600 m?: construction project for a new office building in the
attractive Montrouge- Malakoff- Chatillon business district. IRO constitutes the only
new offer coming in the area until 2020, when the delivery is scheduled.

» Jean Goujon in Paris 8th — 8,500 m?: full redevelopment into a flagship prime asset
of a building purchased in 2018. Covivio plans to regroup all its Paris team after
completion.

Delivery is scheduled for 2021

> Gobelinsin Paris 5" — 4,400 m?: former Orange building being redeveloped. Covivio
will set- up its new co-working offer, Wellio, on the entire surface. Gobelinsis part of
Covivio's ~€1bn portfolio of Orange assets in Paris with significant value creation
potential through redevelopment (currently valued at €8,500/m?2 with an average
rent of €380/ m?).

» N2 in Paris 177*" arrondissement - 15,900 m2: construction project, in partnership with
ACM, for an innovative mixed-use property (offices/ coworking/ hotel/ ground floor
retail).

Delivery of this asset is scheduled for end of year 2021.

» Cité Numérique in Bordeaux — 19,200 m?: extension- regeneration program near the
new high-speed train station in Bordeaux. Delivery is schedules for 20 19.

» Cceur d'Orly- Belaia — 22,600 m?: project to build a new office building in Cceur
d'Orly, the business district of Paris- Orly airport, in partnership with the ADP Group.
50%of the asset has already been pre-let, and delivery is scheduled for 2020.
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Furthermore, work continued on several projects, including:

» Silex 2 in Lyon — 30,900 m?: prime office project in Lyon Part- Dieu CBD. 44%is already pre-let two
years ahead of delivery (scheduled for early 2021): 9,000 m? to Solvay and 5,000 m? dedicated to
coworking through Wellio. The project is shared at 49.9%with ACM

» llot Armagnac in Bordeaux — 31,700 m2: construction project for three new offices purchased off-
plan near the future high speed (LGV) railway station. Covivio has a 35%stake in the project and will
retain 100%ownership of one of the buildings, today 61%pre-let to Regus.

» Montpellier Orange — 16,500 m?: construction project for a turnkey building for Orange in the Parc
de la Pompignane in Montpellier. Delivery is expected in 2021.

> Hélios in Lille- Villeneuve d'Ascg — 9,000 m?: construction project for two new buildings in one of the
main office areas in Lille. The asset is already entirely pre-let to the Caisse d'Epargne Group.
Delivery is expected in early 2019.

10.3. Managed pipeline: €1.7 billion of projects (€1.7 billion in Group share)
For a breakdown of managed projects, see the table on page 18 of this document.
Covivio plansto launch a certain number of projects in the short term, including:

» Paris St-Ouen — 31,000 m? demolition-reconstruction project with a 70% extension of the
surface. The asset is located in a fast- developing business district north of Paris 177" (location of
the new Paris Courthouse, new stations of metro line 14).

» Omega in Levallois — 20,500 m* full redevelopment project into a prime asset in the well-
established business district of Levallois.

In total, more than 285,000 m? of new developments and redevelopments will drive the Group's future
growth, such as Vinci's headquarters in Rueil-Malmaison (43,000 m? of redevelopment-extension
potential) and the Cap 18 project in Paris 18" arrondissement (50,000 m? of potential new
constructions).

11. Portfolio values

11.1. Change in portfolio values: €228 million rise in Group Share in 2018

(M€, Including Duties Value Acquisitions  Invest Disposals Value creationon Change in Transfer Value

Group share) 2017 q ' P Acquis./ Disposals value 2018

Assets in operation 5,233 134 46 -242 33 104 - 180 5,127

Assets under

development 180 2 117 0 8 26 180 513
5,412 136 162 -242 M 130 0 5,640

The value of the portfolio has grown by €228 million since end- 2017 mostly due to the value creation on
existing and newly acquired assets (+€171 million). Disposals (- €242 million) allowed Covivio to finance
investments in the committed pipeline, both through acquisition of buildings to be redeveloped and
capex (+€298 million in total). Furthermore, upgrading work worth €46 million has been completed on
assetsin operation.
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11.2. Like- for- like portfolio evolution: - of growth
Value "
(€ million, Excluding Duties) Vg(‘ﬁ;f Vzaol:;e V] :;%3/5”8 Giglsp cEe:- n(g/z 1 Yzizl;:;z Y;%'?; :ﬁt(;fl
100% Group share - 12 months
Paris Centre West 1,021 1021 1,094 1,094 3.8% 4.1% 3.9% 19%
Paris South 769 632 784 647 10% 3.4% 4.4% 1%
Paris North- East 374 374 390 390 2.4% 5.3% 5.0% 7%
Total Paris 2,164 2,028 2,269 2,131 2.6% 4.1% 4.3% 38%
Western Crescent and La Défense 1,571 1410 1,579 1419 1.8% 5.4% 5.4% 25%
Inner rim 1438 1,000 1,586 1112 22% 54% 5.5% 20%
Outer rim 94 94 63 63 0.1% 8.4% 8.9% 1%
Total Paris Region 5,267 4,532 5,497 4,725 2.2% 4.9% 4.8% 84%
Major regional cities 848 644 1,010 739 35% 6.0% 5.8% 13%
Other French Regions 236 236 177 177 -2.8% 8.9% 8.8% 3%
Total 6,351 5,412 6,684 5,640 2.2% 5.2% 5.2% 100%

"LfL : Like- for- Like
2Yield excluding assets under development

Valuesrose by 2.2%o0n a like-for- like basis especially thanks to:

> +35%o0n Toulouse Riverside delivered in May 2018 (and 56%since the launch of the project),
today let at 83%

> 1+6.3%o0n assets under development

P> +2.6%in Paris through increases in rental values and upgrading works (mainly The Line and
Steel in Paris CBD and Art&Co in Gare de Lyon)

P> Major business districts in regional cities with 3.5%growth, particularly in Bordeaux.

The yield of the portfolio is stable at 5.2%thanks to the healthy increase in rental income (+2.8%like- for-
like rental growth) accompanying the increase in value.

12. Strategic segmentation of the portfolio

» The core portfolio is the strategic grouping of key assets, consisting of resilient properties
providing long-term income. Mature assets may be disposed of on an opportunistic basis in
managed proportions. This frees up resources that can be reinvested in value-creating
transactions, such as development projects or making new investments.

» The portfolio of assets "under development” consists of assets subject to a development
project. Such assets willbecome core assetsonce delivered. They concern:
o “committed” projects (appraised);
o land banksthat may be undergoing appraisal;
o “"managed” projects vacated for short/ medium term development (undergoing internal
valuation).

» Non-core assets form a portfolio compartment with a higher average yield than that of the

office portfolio, with smaller, liquid assets in local markets, allowing their possible progressive
sale.
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Core_ Developn_1ent Non- co_re Total
Portfolio portfolio portfolio

Number of assets 82 17 128 227
Value Excluding Duties Group share (€ million) 4,869 513 259 5,640
Annualised rental income 236 2 24 262
Yield ' 4.9% na 9.2% 5.2%
Residual firm duration of leases (years) 4.8 n.a 21 4.6
Occupancy rate 97.6% na 92.4% 97.1%

"Yield excluding development

Core assets represent 86%of the portfolio (Group share) at end-2018.

The development portfolio has tripled since end- 2017 with the acceleration of the committed pipeline.
It now represents 9%of the portfolio (+6 pts vs end-2017).

Non- core assets now represent less than 5% of the portfolio (Group share) at 31 December 2018, due in
particular to disposals in French regions and the outer suburbs. About a third of those assets
correspond to assets identified for a residential development in the medium-term.
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B. ITALY OFFICES

In December 2018, the merger between Covivio and Beni Stabiliwas completed, thus furthering the
simplification of the Group structure realised in 2017 and 20 18.

The ownership rate in the ltalian portfolio is therefore 100%at end-2018 (vs 59.9%at end-June 2013
and 52.4%at end-2017). On the P&L, the ownership rate retained was 52.4%for the first quarter 2018
and 59.9%for the rest of the year.

The figures are disclosed at 100%and in Covivio Group share (GS).
1. Confirmed supportive environment in Milan Office Market'

The strategy of Covivio in Italy is focused on Milan, where the Group's acquisitions and
developmentsare concentrated. At year- end 2018, the Group had a portfolio worth €4.0 billion (€3.3
billion Group share). The Milan Office market set new records in 2018 after an already strong 20 17.

» The market showed record levels of take-up, reaching 381,800 m? (+10% vs end- 20 17).
The demand is driven by Grade A and quality offices since 2015, which represents on
average 70% 80%of the total volume.

> The vacancy rate of Milan dropped again this year since 2017 at 7%in the CBD, Center
and semi- center areas on average (- 0.4 ptsvs 2017), with an especially low vacancy of
Grade A offerat 2.3%
Only 115,000 m?of Grade A space are available in these three areas combined (out of
more than 9 million m? total stock).

> On the future offer, the trend is still positive, the expected deliveries until 2021 will not
exceed 150,000 m? peryear (vs 165,000 m? per year forecasted in 20 17).

> Prime rents increased during the year reaching €570/ m? in the CBD, a 4% growth vs
end-2017). Rents are rising in all areas especially in the Centre +8% and in the Semi-
Centre +7%since end-2017

P> Investments in Milan Offices decreased this year but remain high at €2.1 billion, well
above the 10 year average (€1.5 billion).

Take-up in Milan
in volume since 2013

2013 2014 2015 2016 2017 20181
BmGrade A OGrade B&C

"Based on estimated forecasts — C&W end- September 2018 32
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The activities of Covivio in 2018 were marked by:
» The reinforcement in Milan through €106 million of acquisitions with a potential yield
above 6% Milan now accounts for 73%of the office portfolio in Group share at year-end
2018.

» The success of the development pipeline, with 26,000 m? leased in 2018, including 11,600
m?2 on the Symbiosis project and 9,200 m? on the Sign project. The committed pipeline
is now pre-let at 54%

» The diversification of the tenant base, with the syndication of an additional 9% of the
Telecom ltalia portfolio representing the equivalent of €139 million Group share disposal.

» The disposals of non- core and non- strategic assets for €385 million (€181 million Group
share) with a 5.3% margin above end-2017 appraisal value.

2. Accounted rental income: 2 like- for- like growth on strategic activities

Rental Rental Rental Rental
Surface Number income income income income Change Change % of
(m?) of assets 2017 2017 2018 2018 (%) (%) LfL? total

100% Group share 100% Group share

Offices - excl. Telecom ltalia 526,032 74 88.0 46.1 934 54.2 17.5% 15% 64%
Offices - Telecom ltalia 911,332 129 98.6 40.9 94.3 29.0 -29.1% 10% 34%
Development portfolio 199,764 6 04 0.2 23 14 na n.a 2%

Total strategic activities 1,637,128 209 187.0 87.3 190.0 84.6 -3.1% 1.3% 100%

Non- strategic (retail) 91,787 27 7.8 9.3 15.8 94 0.4% -5.2%

1,728,915 236 204.8 96.6 205.8 94.0 -2.7% 0.6%

TLfL: Like- for- Like

Between 2017 and 2018, rental income decreased by 3%(- €2.6 million) due to:

> the reinforcement in Beni Stabili at 59.9% (vs 52.4%) realised in the second quarter 2018
(+€8.9 million),

> the acceleration of the rental growth at like-for- like scope of +1.3%on strategic activities
(+€0.9 million), driven by Milan (+1.8%) with:

o +0.8%of indexation (+€0.6 million)
o  +0.5%related to rental activity (+€0.3 million)

> acquisitions in Milan realised in 2017 and 2018 {(+€3.6 million),
> deliveries of development projects for +€2.4 million, let at 100%,

> the syndication of 49% of the Telecom ltalia portfolio (- €13.9 million) of which 40%realised
at end-June 2017 and 9%early 2018, and

» Non-core and non- strategic asset disposals (- €3.4 million).
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3. Annualised rental income: €152 million Group share from offices

Annualised Annualised Annualised Annualised
Surface Number rents rents rents rents Change % of
(m?) of assets 2017 2017 2018 2018 (%) total
100% Group share 100% Group share
Offices - excl. Telecom ltalia 526,032 74 98.0 514 105.0 105.0 104.3% 69%
Offices - Telecom ltalia 911,332 129 98.9 311 88.1 45.0 44 5% 30%
Development portfolio 199,764 6 14 0.7 19 19 n.a 1%
Total strategic activities 1,637,128 209.0 198.3 83.2 195.1 151.9 82.5% 100%
Non- strategic (retail) 91,787 27 18.0 9.5 13.0 13.0 37.5%
1728915 236.0 216.3 92.7 208.1 164.9 77.9%
Annualised income increased by 82.5%following the merger with Beni Stabili.
The weight of Telecom ltalia continued to decrease by 7 pointsto 30%
Annualised Annualised Annualised Annualised
Surface Number rents rents rents rents Change % of
(m?) of assets 2017 2017 2018 2018 (%) total
100% Group share 100% Group share
Milan 645,127 55 924 454 104.3 97.2 114.4% 64%
Rome 83,611 15 15 5.3 17 78 46.0% 5%
Turin 109,327 10 1.7 44 7.1 53 19.7% 4%
North of ltaly (other cities) 483,582 76 4838 172 435 265 54 1% 7%
Others 315,481 53 339 10.9 285 15.1 38.3% 10%
Total strategic activities 1,637,128 209.0 198.3 83.2 195.1 1519 82.5% 100%
Non- strategic (retail) 91,787 27 8.0 95 13.0 13.0 37.5%

64% of rental income is now generated by offices in Milan (+9 pts vs end-2017), thanks to the
acquisitions realised, the syndication of the Telecom ltalia portfolio and the new deliveries in Milan.

4. Indexation

The annual indexation in rental income is usually calculated by applying the increase in the
Consumer Price Index (CPI)on each anniversary of the signing date of the agreement (forabout 20%
of the portfolio 75%of the CPlincrease is applied).

Inthe year 2018, the average change inthe IPC index has been +1.1%over 12 months.

5. Rental activity

Annualised Annualised
(€ million) Surface rental income rental income
(m?) 2018 2018
Group share (100%, €/m?)
Vacating 17,332 45 262
Lettings on operating portfolio 21428 9.8 457
Lettings on development portfolio 26,273 6.5 246
Renewals 22,953 8.0 351

The sustained rental activity in 2018 shows the improvement of the letting market in the areas where
Covivio is exposed and the strong asset management work. In particular, the re- lettings have been
realised with a 2.2% increase on IFRS rents and an extension of the maturity by 3.7 years.

> 22.953 m? have been renewed or renegotiated. Around 9,000m? are located in Milan and
were renegotiated/ renewed with an average of 7%increase on annualised rents.

> 21,428 m? of new leases mainly in Milan, with 4,800 m? in Galleria del Corso (sold at the end
of 2018) and 2,100 m?in Via Rombon with Total.
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> 17,332 m? have been vacated, of which 4,150 m? on Via Dante in Milan, currently under full

redevelopment.

> 26,273 m? have been leased on the development pipeline, mainly in Milan. The committed

projects are now 54%pre-let :

o the full pre- letting of a school to Ludum in the Symbiosis project for 9,200 m2.
o 9,500 m2 on The Sign project (building A) pre-let to AON. After choosing Covivio for
their French headquarters, AON will set up its ltalian headquartersin the Sign.

O

buildings (2,400 m?), now fully let.
o Anadded agreement with Gattai for 1,200 m? on Milan Principe Amedeo, now pre-

let at 74%

An added agreement with Fastweb for the remaining area of the first Symbiosis

o 5new leasesonthe first phase of Turin Corso Ferruccion 3,300 m?delivered thisyear,

now let at 54%on the part delivered.

6. Lease expirations and occupancy rates

6.1. Lease expirations:

By lease

of average firm lease term

(€ million end date % of By lease %
Group share) (ist break) total end date of total
2019 19.8 2% 18.8 1%
2020 74 4% 85 5%
2021 76 5% 8.2 5%
2022 19.8 2% 224 ‘%
2023 2.3 7% %1 9%
2024 59 4% 10.2 6%
2025 5.6 3% 519 4%
2026 4.8 9% 15.6 9%
2027 9.8 6% 9.8 6%
2028 13.4 8% 13 %
Beyond 489 30% 50.2 30%
Total 164.9 100% 164.9 100%

The firm residual lease term remains high at 7.7 years, despite the syndication of 9%additional of
the Telecom ltalia portfolio. The following are included in the €20 million of rentalincome coming to

term in 20 19:

» €3.8 million on assetsto be redeveloped
» €44 milion on assets located in the highly- sought CBD or Porta Nuova, mostly Piazza San

Fedele

\ 2 4

» €31 million of non-strategic retail that the Group aims to dispose.

€2.4 million on the Telecom ltalia portfolio
€2.0 million for which the renewal is under way, and
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6.2. Occupancy rate:a high-level of

(%) 2017 2018
Offices - excl. Telecom ltalia 95.1% 97.1%
Offices - Telecom ltalia 100.0% 100.0%
Total strategic activities 97.0% 97.9%
Non- strategic (retail) 93.6% 91.0%
Total 96.6% 97.4%

The occupancy rate of offices excluding Telecom ltalia assets hasimproved and stands at 97.1%(+2
pts vs end-2017) thanks to letting success in Milan. Overall, the occupancy rate on strategic
activities has increased despite the impact of the diminishing weight of the Telecom Italia portfolio.

7. Reserves for unpaid rent

(€ million)

2017 2018
As %of rental income 0.5% 0.8%
In value ' 04 0.8

"net provision / reversals of provision

The level of unpaid rents remains very low (less than 1%).

8. Disposals: realised in 2018

Disposals Agreements Margin
(agreements gs of end New New Total vsg Total
(€ million, 100%) as of 2017 to disposals agreements 2018 2017 Yield Realised
of end of 2017 2018 2018 Disposals
closed) close value
1 2 3 =2 + 3 =1+2
1 - 141 - 141 25.6% 32% 152
6 - 244 0 244 -3.7% 6.8% 260
27 - 385 0 385 5.3% 5.5% 412
73 - 73 0.0% 6.4% 73
13 - 257 - 257 5.3% 5.5% 270

During 2018, Covivio realised €270 million of disposals of non- core and non- strategic assets:

> an additional 9% of the Telecom Italia portfolio was sold to EDF Invest and Credit Agricole
Assurances,

> €159 million (€49 million Group Share) of new disposals agreements for Telecom Italia assets
in secondary locations (Pisa, Brescia, Como, Palermo),

> €132 million of non-strategic and non-core assets, including Excelsior in Milan {shopping
gallery) and 2 office buildings located in Turin, thus crystallising the value creation following
the re-letting of Excelsior in early 2018, while increasing the exposure of offices in Milan.
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9. Acquisitions: realised in 2018

Acquisitions 2018 realised Acquisitions 2018 secured
(€ million, Including Duties) X . i .
Location Acq. price Potential Gross Acq. price Potential Gross
100% Yield 100% Yield
Piazza Duca d'Aosta Milan 1 6.1%
Piazza San Pietro in Gessate Milan 16 6.0%
Viale Dell' Innovazione Milan 79 6.3%

In 2018 the Company continued its acquisition strategy in Milan, with 25,800m? for €106 million:
> Aportfolio of two assetsfora total of 6,000 m2. One asset is located in Piazza Duca D'Aosta,
right in front of the Central Railway Station and next to Porta Nuova business district, the
other one is located in Piazza San Pietro in Gessate, in front of the Milan Courthouse. Both
assets offer a significant value creation with a potential yield of 6%

> An asset located in the increasingly attractive Bicocca Business District in Northern Milan,
on the metro line 5. The building, representing 19,800 m? of Grade A office space, offers an
attractive yield of 6.3%through reletting of the vacant space (~9%).

10. Development pipeline: | of projects

Covivio has around €700 million of pipeline in offices in ltaly Facing high demand for new or
restructured spaces, the Group has boosted its development capacity since 2015 year- end, with
five committed projects at end-December 2018 that will drive the Group’s growth in the coming
years.

10.1. Delivered projects

48,500 m? of projects were delivered during the year 2018, mainly in Milan and Turin. The 100%
occupancy rate proves the success of the development pipeline strategy:

> Symbiosis AB (20,500 m?) in Milan, the first two buildings of the Symbiosis area, 100% let
mainly to Fastweb;

» The Colonna project (3,500 m?), which involved redeveloping an asset, was also delivered
during the second quarter of 2018. This asset is fully let.

» The Titano project (6,000 m?), which involved redeveloping the Piazza Monte Titano asset
into a hotel let to Meininger, was delivered during the second quarter of 2018.
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10.2. Committed projects: €289 million, primarily in Milan
For detailed figures on the committed projects, see page 17 of this document.

» The Sign — 26,500 m?: redevelopment project on Via Schievano, on the South
West fringes of the centre of Milan in the Navigli business district. The first building
has already been pre-let to AON, which had already selected Covivio for its
French headquarters. The project will be delivered in 2020.

During the last quarter, Covivio signed a preliminary agreement for the
acquisition of an area adjacent to The Sign project, for €14.7 million. Following this
acquisition, Covivio willbe able to develop an additional 10,000 m? of offices.

» Symbiosis School — 9,200 m2: during the second half 2018 Covivio signed a
preliminary contract with Ludum, part of NACE Schools, one of the six largest
groups of private international schools in the world. The building is fully pre-let
with delivery scheduled for 2020.

» Via Dante — 5,100 m2: renovation of a trophy building near the Piazza Duomo.
Covivio will host its Wellio co- working brand there for the opening of its first site
in Milan.

> Principe Amedeo — 7,100 m?: redevelopment of the Principe Amedeo building,
acquired in 2017 and located in the Porta Nuova business district. Delivery is
scheduled for early 2019. 74%o0f the building is pre- let mainly to the tenant Gattai.

» Corso Ferrucci — 21,000 m?: The remaining surface area is expected to be
delivered by the end of 2019.

10.3. Managed projects: €400 million of projects in Milan
2 projects are in the managed pipeline:

» Otherbuildings in the Symbiosis project, representing a potential 70,000 m? of office space
in a pipeline business district on the South East limit of Milan city- centre, opposite the Prada
Foundation.

The building D (20,500 m? of offices) willbe next one to be launched in the short-term.

» Duca d'Aosta a 2,100 m? hotel space located in front of Stazione Centrale railway station.
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(€ million, G h Change Telecom Meraer
miflion, ©sroup share Value I . Change in value Italia 9 Value
Excluding Duties) 2017 Acquisitions Invest. Disposals invalue onacq. & Transfer portfolio effect 2018
- ) . with BS
disposals syndication
I(t);fl:ges' Rl e 1024 106 20 -106 2 100 - 929 2073
Offices - Telecom ltalia 489 - “ -87 3 -2 - -140 444 720
Development portfolio 225 - 63 - 1 -98 - 204 395
Total strategic 1,738 106 96 -193 5 -3 1 -140 1,577 3,188
activities
Non- strategic (Retail) 155 - 1 -133 -40 21 -1 - 141 44
e w6 ss - s ® 0 w0 i agw
The portfolio in Group Share increased by 83% to €3.3 billion at end- 2018 as a result of the merger
with Beni Stabili (vs 52.4%ownership rate end-2017).
Excluding the merger effects, the portfolio decreased under the effect of the disposals (- €326
million), which was partly offset by the investments realised during the year (+€204 million).
11.2. Portfolio in Milan:
val val Val LfL? ) .
(€ million, Excluding Duties) alue alue alue Yield 2 Yield % of
2017 2018 2018 change 2017 2018 total
Group share 100% Group share 12 months
Offices - excl. Telecom ltalia 1024 2,073 2,073 0.1% 50% 5.1% 65%
Offices - Telecom ltalia 489 1412 720 0.4% 6.4% 6.2% 23%
Development portfolio 225 395 395 0.3% na na. 2%
Total strategic activities 1,738 3,880 3,188 0.2% 5.5% 5.4% 100%
Non- strategic (retail) 155 4“4 1“4 -24.6% 6.1% 9.0%
'LfL: Like- for- Like
Following the additional 9% syndication of the Telecom ltalia portfolio early in the year and the
disposal of several assets during the second half of 2018, the weight of the Telecom Italia portfolio
was reduced to 23% (vs 28%at end-2017 and 38%at end- 20 16).
Value Value Value LfL? s S,
(€ million, Excluding Duties) 2017 2018 2018 change Yz'z':’? Y,‘;g'% :ﬁ::l
Group share 100% Group share 12 months
Milan 1,117 2,468 2,322 18% 4.6% 4.2% 73%
Turin 116 156 130 -0.4% 7.2% 4.1% 4%
Rome 85 225 143 -6.3% 49% 5.4% 4%
North of ltaly 261 630 383 -4.7% 5.% 6.9% 2%
Others 159 401 210 -2.0% 6.3% 7.2% 7%
Total strategic activities 1,738 3,880 3,188 0.2% 5.5% 5.4% 100%
Non- strategic (retail) 155 %4 144 -24.6% 6.1% 9.0%

"LfL: Like- for- Like
2Yield excluding development projects
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The weight of Milan has increased in 2018 and now represents 73%o0f the office portfolio (+9 pts
since end- 2017), thanks to the €106 million of acquisitions this year.

The weight of non- strategic assets have been reduced through to the disposals realised: half
of the assets were sold last year and only €144 million remain in the portfolio.

The outperformance of Milan portfolio validates the strategy to focus on this city with an
objective of 90%of the portfolio in Milan by 2022.
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C. GERMAN RESIDENTIAL

Covivio operatesinthe German Residential segment through its 61.7%held subsidiary Covivio Immobilien.
The figures presented are expressed as 100%and as Covivio Group share.

1. Solid economic growth outlook based on positive demographic and macro-
economic trends’

Covivio owns over 41,600 apartments located in Berlin, Hamburg, Dresden, Leipzig and North Rhine-
Westphalia. The asset portfolio represents €5.8 billion (€3.7 billion Group share). The German Residential
market has been booming for several years, particularly in Berlin where the Group initiated investments
in 20 11and where it currently holds nearly 60%of its residential portfolio.

> Germany's macro- economic indicators are robust, with a GDP growth forecast of over 2%in 2018
and 2019, and a drop in the unemployment rate to 3.3%at the end of 2018. In Berlin, the current
demographic trend is continuing, with a forecast of 3.8 million people by 2020 mainly due to
strong demographics (vs 3.7 million at end-2018).

> The housing supply and demand imbalance persists in the Berlin market. Due to the annual
demographic growth of around 50,000 inhabitants per year, the Berlin city development office
anticipates a need foraround 20,000 new apartments per year by the end of 2030. In 2017, only
15,700 housing were delivered.

> This trend has had a significant impact on market rents, up 5%in 2018 Berlin at €11.7 per m? (at
end-June 2018), and on apartment purchase prices, which stand at €4,400 per m?on average in
Berlin (up ¥4%at end- September 20 18).

> The Residential market continues to attract investors, with transactions totalling €14 billion at the
end of Q3 2018 (+38%vs 2017) under the impact of external growth and the price increase (+23%
to €2,400 per m? on average).

In 2018, Covivio's activities were marked by:

> a 4.4%increase in rental income on a like-for-like basis, after a +4.2% increase in 2017. The
portfolio’s rent increase potential remains high, particularly in Berlin at around 35%;

> ongoing acquisitions in Berlin, Dresden and Leipzig, at attractive prices. Acquisitions totalling
€478 million were secured in 2018, of which 67%in Berlin, at an average price of €2,442/m?and a
rent increase potentially exceeding 40%;

> the acceleration of the committed projects with €111 million at end- 2018 (€72 million Group share)
out of a growing pipeline of €700 million in total;

> the portfolio continued to increase in value, with a like- for- like jump of +11.6% of which +12.4%in
Berlin, validating the pertinence of the Group's strategic allocation choices; and

> the development of the new co- living solution, which relies on the quality of the Group's portfolio
in Berlin and willimprove profitability and value creation.

' Sources : Eurosta, Destatis, Berlin Brandeburg Statistiks office, JLL, CBRE 21
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2. Accounted rental income: ¥ at a like-for like scope

2.1. Geographic breakdown

Rental Rental Rental Rental Change Change
. . . . % of
Surface Number income income income income Group Group rental
(m?) of units 2017 2017 2018 2018 share share income
100% Group share 100% Group share (%) (%) LfL"
Berlin 1,309,772 17,155 1034 70.6 116.6 74.8 5.9% 4.9% 49%
Dresden & Leipzig 333,383 5516 213 %0 233 %8 6.2% 3.4% 0%
Hamburg 143,150 2,366 %2 9.2 15.9 106 15.6% 3.1% 7%
North Rhine- Westphalia [JERRVX:E 16,565 913 505 85.3 536 6.3% 4.6% 35%
Essen 377,486 5492 285 6.3 284 7.7 8.6% 4.6% ©%
Duisburg 21,497 3302 9.5 0.0 6.1 0.1 0.7% 6.4% 7%
Mulheim 131887 2203 0.8 6.1 0.1 64 5.7% 4.6% 4%
Oberhausen H6,178 1966 0.4 62 0.5 65 4.5% 34% 4%
Other 246,535 3602 221 118 202 r9 9.0% 36% 8%
Total 2,902,888 41,602 230.1 144.2 241.2 153.9 6.7% 4.45% 100%
" LfL: Like- for- Like
Recognised rental income (Group share) amounted to €153.9 million in 2018, up 6.77%due to:
> strong like- for- like rental growth of 4.4% (+€5.1million) with
o 44%due to indexation (+2.0 pts)
o 28%due to reletting (+1.2 pts)
o 22%due to reletting with modernization (+1.0 pts)
o  6%due to modernisation capex (+0.3 pt).
Berlin continues to generate very good performance (+4.9%), while growth has significantly
accelerated in North Rhine- Westphalia (+4.6%), given the improved quality of the portfolio.
> 2017 and 2018 acquisitions (+€12.7 million) mainly in Berlin, with high rent increase potential;
> disposals (- €10.3 million) mainly involving non- core assetsin North Rhine- Westphalia and mature
assetsin Berlin; and
> the increase of Covivio's stake in its German residential activity from 61.0%to 617%at end-2017
{(+€2.2 million).
In Berlin, re- lettings took place at an average rent of over €11/m2. Covivio is thus gradually realising the
rent increase potential of the numerous acquisitions made over recent years.
3. Annualised rental income: €159.9 million in Group share
3.1. Geographic breakdown
Annualised Annualised  Annualised Annualised Change Average % of
Surface Number rents rents rents rents Group rentg re;tal
(m?) of units 2017 2017 2018 2018 share . onth  income
100% Group share 100% Group share (%)
Berlin 1,309,772 17,155 M7 70.0 1256 812 16.0% 8.0 €/m? 51%
Dresden & Leipzig 333,383 55% 222 .1 24.4 15.6 10.6% 6.1€/m? 10%
Hamburg 143,150 2,366 135 8.8 6.2 10.6 19.9% 9.4 €/m? 7%
North Rhine- Westphalia [EEERVGEI 16,565 85.6 53.0 83.1 525 -0.9% 6.2 €/m? 33%
(=T 377,486 5492 28.0 7.3 29.1 B.1 4.7% 6.4 €/m? 11%
Duisburg 21,497 3302 72 0.6 B2 95 -10.6% 5.9€/m? 6%
Mulheim 131887 2203 0.3 64 0.1 64 0.2% 6.4 €/m? 4%
Oberhausen H6,178 1966 0.6 65 0.3 69 54% 5.9 €/m? 4%
Others 246,535 3,602 9.5 rz 8.3 116 -4.5% 6.2 €/m? 7%
2,902,888 41602 232.9 146.0 249.3 159.9 9.5%  7.2€/m 100%
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The trend in annualised rental income, up 9.5% reflects the reinforcement in high growth potential
markets such as Berlin, Hamburg, Dresden and Leipzig while disposing of non-core assets.
o The weight of North Rhine- Westphalia hasfallenby 3 ptssince 2017. The stronger growthin rental
income in this area reflects the better quality of the portfolio (+4.6%like- for- like).
o The strategic markets (Berlin, Hamburg, Dresden and Leipzig) generate 67%of rental income (+3
ptscompared to 2017).

The rental income per m? (€7.2/m?/ month on average) offers solid growth potential, thanks to the rent
increase potential of around 35%in Berlin, 20-25%in Hamburg and, and around 15- 20%in Dresden and
Leipzig and in North Rhine- Westphalia.

4. Indexation

The rental income from residential property in Germany changes according to three mechanisms:
» Rentsforre-leased properties:

In principle, rents may be increased freely. As an exception to that unrestricted rent setting principle,
certain cities like Berlin and Hamburg have introduced rent caps for re- leased properties. In these cities,
rents for re- leased properties cannot exceed a rent reference by more than 10%

If construction works result in an increase in the value of the property (work amounting to less than 30%
of the residence), the rent for re-let property may be increased by a maximum of 8% of the cost of the
work. In the event of complete modernisation (work amounting to more than 30%of the residence), the
rent may be increased freely.
» Forcurrent leases:
The current rent may be increased by 15%to 20%depending on the region, although without exceeding
the Mietspiegel or another rent benchmark. This increase may only be applied every three years.
» Forcurrent leases with work done:
In the event that work has been carried out, rent may also be increased by up to 8%of the amount of
said work, and by the difference with the Mietspiegel rent index. Thisincrease is subject to two conditions:
o the work must increase the value of the property
o the tenant must be notified of this rent increase within three months.

5. Occupancy rate: a high level of [l g7

(%) 2017 2018

Berlin 97.8% 98.3%
Dresden & Leipzig 98.9% 99.2%
Hamburg 99.9% 99.8%
North Rhine- Westphalia 98.8% 98.9%
Total 98.4% 98.7%

The occupancy rate of assets under operation remains high, at 98.7% It has remained above 98%since
the end of 2015 and reflects the Group's very high portfolio quality and low rental risk.
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6. Reserves for unpaid rent

(€ million, Group share)

2017 2018
As %of rentalincome 0.8% 0.8%
Invalue ' 12 12

"net provision / reversals of provison

The unpaid rent amount to 0.8%of rents unchanged versus 2017.

7. Disposals and disposals agreements: of new commitments

(:Isr’;?:::nfg :175 Agreements New New Total Margin vs Total
9 asofend-2017 disposals agreements end-2017 Yield Realised
of end- 2017 2018 .
closed) to close 2018 2018 value Disposals
1 2 3 =2 + 3 =1+ 2
Berlin 44 4 33 1 44 51.3% 2.3% 77
Dresden & Leipzig 20 0 2 0 2 19% 52% 32
Hamburg 0 0 5) 0 ) - 116% 5.5% 5
North Rhine- Westphalia 58 2 98 2 100 122.4% 4.8% 156
Total 100% 122 16 148 13 162 18.7% 4.2% 270

Total Group share 78 10 97 8 105 18.5% 4.2% 174

The new commitments (new disposals and new agreements) signed in 2018 totalled €162 million (€105
million Group share), with a high gross margin of 19% The commitments are mostly located in North
Rhine- Westphalia (62%o0f commitments) and fit squarely with the Group’s policy of rotating assets in
the portfolio.

» 1014 units of non-core assetsin North Rhine- Westphalia for €100 million with a 12% margin.

» 174 units disposed of in Berlin, at prices significantly higherthan the latest appraisal values (>50%
margin, around €3,350/ m?), crystallising the value creation achieved.

> 217 units disposed of in other cities (Dresden, Leipzig and Hamburg) for €17 million, in line with the
latest appraisal values. The Hamburg asset is part of a portfolio sold with a margin of 8% over
the latest appraisal value.

The disposals made in 2018 amounted to €270 million (€174 million Group share) and involved 42% of
mature assets and 58%of non-core assetsin North Rhine- Westphalia.
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ity realised in 2018

8. Acquisitions : {3
-

Acquisitions 2018 realised Acquisitions 2018 secured

(€million, Including Duties) Surface Number of Acq. price Acq.price  Grossyield  Acq. price Acq. price Gross

(m?) units 100% Group share L 100% Group share yield '

(realised & secured)
Berlin 128,74 1,778 314 223 4.3% 10 6 4.8%
Dresden & Leipzig 44,228 655 44 29 6.8% - - 0.0%
Hamburg 23,420 380 65 42 4.0% - - 0.0%
North Rhine- Westphalia 22,752 302 44 29 4.5% - - 0.0%
Total 219,14 3,115 468 324 4.5% 10 6 4.8%

Reinforcement Group share - - n.a 51 4.9% 0 0 0.0%

"Yield in 2 years after reletting of vacant spaces. Inmediate yield of 3.9%o0n acquisitions realised.

Covivio maintained a steady pace of investments at attractive prices in a highly competitive context,
with secured acquisitions totalling €478 million (€330 million Group share) in 2018:

> 67%o0f the assets acquired are in Berlin, 14%in Hamburg, 9%in Dresden and Leipzig and the rest
in North Rhine- Westphalia;

> average price of € 2,135/ m? of which €2,442/ m? in Berlin;

» areturn on acquisition of 3.9% due to the high average vacancy rate (6%). The 2-year potential
yield stands at 4.5% (after re-letting of the vacant surfaces) and will continue to rise due to the
high rent increase potential (over 40%on average).

Moreover, Covivio increased its stake in companies holding asset portfolios, mainly in Berlin. All in all,
these acquisitions involved €51 million in assets (Group share).

9. Development projects: in identified projects

In response to the supply/ demand imbalance in new housing in Berlin, Covivio launched a residential
development pipeline in 2017. A total of €700 million has been earmarked for new housing extension,
redevelopment and new construction projects.

This pipeline will enable Covivio to maximise value creation on its portfolio. Aimost half of the
development projects will remain in the portfolio and are released with a 5.4%return on the total cost.
The other half will be sold in order to unlock the value creation with a margin expected of 40%

9.1 Committed projects: 111 M€ (72 M€ in Group share)

For details on the committed projects, see page 17 of this document

Nine residential development projects are currently committed in 2018, of which 8 are in Berlin. These
totalled 454 apartments over 30,300 m?, located in attractive areas of Berlin:

Prenzlauer- Berg: construction project of four residential buildings totalling 273 units
Friedrichshain- Kreuzberg district: 3 construction projects for a total of 75 housing units

Steglitz: extension project involving 67 new housing units (13 unitsforthe first phase of the project)
Neukdln district: construction of 52 residential units

Mitte district: construction of 19 residential units

Zehlendorf district: extension project involving 16 new housing units

vVvVvyvVvyyVvyy
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9.2 Managed projects: €590 million of projects (€364 million Group share)

In all, 53 additional development projects have already been identified, representing about €590 million
in developments. They mainly consist of construction projects in the centre of Berlin for more than 2,300
new housing units spread across 183,000 m2.

In 2018, €66 million in land reserves were acquired and will enable the development of 60,000m? of
housing.

10. Portfolio values

10.1. Change in portfolio value: 19% growth

(€ milli?n, Gro'up share, Value Acquisitions Invest. Disposals Value' cre:inion on Changein Change Value
Excluding Duties) 2017 Acquis./ Disposals value of scope 2018
Berlin 1,728 227 79 -43 2 164 53 2,220
Dresden & Leipzig 282 29 6 -20 -2 31 -0 324
Hamburg 198 44 4 -4 0 22 - 263
\';'V"erts?pmﬂg' 906 25 23 -88 1 51 8 935
Essen 309 6 -1 0 22 2 339
Duisburg 174 4 -27 0 1 160
Mulheim 106 2 -8 0 3 M
Oberhausen 99 3 -9 0 1 7 102
Other 219 25 8 -43 0 ? 2 221
3,14 324 112 - 155 10 267 70 3,743

In 2018, the portfolio's value increased by 19%to stand at €3.7 billion Group share. The driver of this rapid
growth was, above all, the like- for- like increase in value (€267 million or 45%o0f the growth), and second,
the contribution of acquisitions net of disposals and the associated value creation (44%of the growth).

10.2. Change on like- for- like basis: of growth

(€ million, "2%':‘7" Surface V;;':’: Vz‘;':': V;)':‘: LiL* Yield Yield % of
Excluding Duties) Group share 100% 100% €/m? Group share change 2017 2018 total value
Berlin 1728 1309,772 m? 3432 2,620 &/m? 2,220 24% 4.1% 37% 59%
Dresden & Leipzig 282 333,383 m? 508 1,522 €/m? 324 18.2% 50% 4.8% 9%
Hamburg 18 143,150 m? 402 2.810 €/m? 263 13.1% 45% 4.0% 7%
\';'V"e’;?pmﬂz' 906 1,116,584 m> 1481 1,326 €/m? 935 9.2% 59% 56% 25%
Essen 309 377,486 m? 546 1,446 €/m? 339 9.4% 5.6% 5.3% 9%
Duisburg 174 214,497 m? 257 1,199 €/m? 160 8.6% 6.1% 5.9% 4%
Mulheim 106 131,887 m? 174 1,322 €/m? m 10.3% 6.0% 5.8% 3%
Oberhausen 99 146,178 m? 152 1,042 €/m? 102 55% 6.6% 6.8% 3%
Other 219 246,535 m? 351 1,425 €/m? 223 10.5% 5.6% 5.3% 6%
3,114 2,902,888 m* 5,823 2,006 €/’ 3,743 11.6% 4.7% 4.3% 100%

'LfL: Like- for- Like
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At like-for- like scope, the valuesincreased by +11.6%year- on- year, reflecting the success of the Group's
investment policy:

> +12.4%in Berlin after excellent performance in 2017 (+17.3%), mainly due to the substantialincrease
in rentalincome and values in highly sought- afterlocations

> the Berlin portfolio retained significant growth potential with metric values around €3,400/ m?

» Hamburg (+13.17%) and Dresden and Leipzig (+13.2%) also generated strong performance under
the same effects

> the increase in values was just as significant in North Rhine- Westphalia (+9.2%), demonstrating
the improved quality of the portfolio, following the modernisation and non-core asset disposal
programmes.

11. Maintenance and modernisation CAPEX

> In 2018, €95 million in CAPEX (€59 million Group share), i.e. €33/ m? and €17 million in Opex (€5.8/m?)
were completed. CAPEX spending increased by 37%compared to 2017, due both to the increase
of the portfolio (+19%) and the increase of spending in € per m?: spending per m? increased by
38%under the impact of the expansion in Berlin, where investment is more intense.

» Modernisation CAPEX, which are used to improve asset quality and increase rental income, still
account for 70% of the total. They increased in €/m? in 2018, with an acceleration of the
modernisation works in the second semester 2018.

North Rhine- Westphalia - €34.2m
20.2 €/ m? modernisation
8.6 €/ m? maintenance

Hamburg - €5.4 m
25.9 €/ m? modernisation
11.1€/ m2 maintenance

€95.3 m of CAPEX
32.8 €/ m?

Dresden & Leipzig - €9.2 m
19.9 €/ m? modernisation
8,. €/ m? maintenance

Berlin - €46.6 m
26,1€/ m? modernisation
1.2 €/ m? maintenance
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D. HOTELS IN EUROPE

Covivio Hotels, subsidiary of Covivio at 42.3%at end-2018 (versus 50%at end-2017), is a listed property
investment company (SIIC) and leading real estate playerin Europe. It invests both in hotels in lease and
hotel operating properties.

The figures presented are expressed as 100%and as Covivio Group share (GS).

1. The European hotel market experiencing a long term growth cycle'

Covivio owns a hotel portfolio worth €5.8 billion (€2.2 billion Group share) focused on major European
cities. Benefitting from its geographic diversification (across 7 Western European countries), its broad
revenue base (18 hotel operators/ partners) and asset management possibilities via different ownership
methods (hotel lease and hotel operating properties), Covivio holds major growth and value creation
drivers. The Group is very well positioned to benefit from growth in the European hotel market.

The upturn in the European hotel market witnessed in 2017 continued in 20 18:

> Revenue peravailable room (RevPar)in Europe grew by +4.6%in 2018, boosted by the growth
in Average Daily Rate (+3.5%) and the increase in occupancy rate (+0.7 pt).

» The outlook of the sector is positive: growth in the number of tourists in Europe reached a
record 713 million tourists in 2018 (+6% vs 2017), well ahead of the latest forecast. UNWTO is
forecasted +3-4%in 2019.

> Allmarkets where the Group isimplanted showed positive RevPar growth in 2018:
RevPar evolution

Country (%) Main driver
France +7.3% Paris +12.1%
Belgium +8.5% Brussels + 11.2%
Germany +2.7% Berlin +7.1%
United Kingdom +2.1% London +2.6%
Spain +15% Madrid +4.7%
Netherlands +6.5% Amsterdam +5.1%

> Investor appetite for hotels held steady with €22.9 billion in volume in 2018 (+3%vs 2017). The
United Kingdom drew 30% of the transaction volume due to a favourable currency effect.
Spain and Germany also stayed quite attractive, with 23%and 18%of transactions.

In 2018, Covivio's hotel activity was characterized by:
> Two transactions that transformed the portfolio:
The acquisition of a portfolio of twelve 4* and 5* hotels in the United Kingdom, in
prime city- centre locations. Covivio signed 25- year firm leases with an attractive 5%

minimum guaranteed yield (and 6%target yield) with IHG, a United Kingdom market
leader.

o The merger of Covivio Hotels with FDMM, a vehicle specialising in the ownership of
hotel operating properties (previously owned at 40.7%), holding mainly 4* and 5*
hotels in Germany and Belgium.

> The acceleration of like-for-like rental growth (+4.6%) driven by variable rents (+6.5%) and
the good performance on EBITDA from management and franchise contracts (+5.6%)

"Sources: World Toursim Council, STR, MKG, CBRE
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> The solid increase in hotel portfolio values (+3.0%o0n a like- for- like basis), in particular due
to the upturn in business in Belgium (+9.8%) and the asset management realised on the
Spanish portfolio (+5.9%).

Assets not wholly- owned by Covivio Hotels refer to:

- 182 B&B hotels in France (50.2%o0owned), of which 59 under disposal agreements

- 22 B&Bassetsin Germany (93.0%)

- 8 B&Bassetsin Germany, formerly operating properties converted into leased properties in
2018, 5 of them held at 84.6%and the other 3 at 90%

- 2Motel One assetsin Germany (94.0%) acquired in 2015

- the Club Med Samoéns, delivered in 2017 and owned in partnership with CDC and ACM (25%)

2. Recognised revenues: (=®§Z on a like for like basis

Revenues Revenues Revenues Revenues Change Change
Number Number 2017 2017 2018 2018 (%) Group % of
of rooms of assets 100% Group 100% Group Group share revenues
share share share (%) LfL"

Paris 3,725 15 238 11 273 10.9 -18% +9.4% 10%
Inner suburbs 678 5 28 14 38 15 +3.9% +11.0% 1%
Outer suburbs 3,451 35 24 48 13.3 43 -8.7% +6.7% 4%
Total Paris Regions 7,854 55 39.0 172 444 16.7 -3.3% +8.8% 5%
Major regional cities 6,267 68 252 10.2 257 8.7 -14.5% +15% 8%
Other French Regions 9,172 126 255 75 30.7 6.8 -9.3% +0.5% 6%
Total France 23,293 249 89.7 34.9 100.9 32.2 -7.8% +4.8% 30%
Germany 7,133 65 223 10.8 279 15 +6.4% +1.7% 1%
Belgium 2,242 12 214 10.7 20.9 8.8 -17.6% +5.4% 8%
Spain 3,699 20 333 16.6 34.3 1“5 -12.9% +4.8% 13%
Other 2,835 13 74 3.7 245 104 +179.7% +2.4% 10%
39,202 359 174.1 76.8 208.4 77.4 +0.8% +4.2% 71%
:"E‘;‘;'D?\‘)’era“"g properties 5,486 20 67.7 13.3 745 314 +1355%  +5.6% 29%
Total revenues Hotels 44,688 379 2418 90.1 282.9 108.8 +20.7% +4.7% 100%

Non- strategic (retail) - 76 34.8 174 214 9.1 -47.9% +16% -

44,688 455 276.6 1075 304.3 117.8 +9.6% +4.5% -

Hotel revenue grew by €10 million Group share in 2018, thanks to:

> +4.2%(+€3 million) increase in revenues on a like- for- like basis including:
o +6.5%generated by AccorHotels variable rents,
o a4.8%increase forthe Spanish portfolio, partly due to the variable rental income;

> EBITDA growth of 5.6%(+€1.4 million) on management contracts on a like- for- like basis, mainly
due to the business upturn in Germany (+5.1%) and Belgium (+23.1%);

> acquisitions and deliveries of assets under development (+€11.1million) , mainly:
o acquisition of a hotel portfolio in the United Kingdom leased to IHG
o acquisition of a portfolio of 2 NH hotelsin Germany and 1in Amsterdam.

> disposal of non- strategic and non- core assets (- €7.0 million): hotels in secondary locations in
Belgium (Sunparks resorts) and Spain (Jerez de la Frontera), and retail assets in France (Quick
restaurants and Jardiland stores).
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3. Annualised revenue: €115 million Group Share of revenues from Hotels

3.1. Breakdown by operators and by country

8s8
Gearmany 15%
28% =

- RHG
8%
HG
W UnitedKingdom 7% Marriott
s 8

Huy‘.; SoGN fotuso 3%
2% Accor L 4 Barcelo 3%
25%
N ‘ l%ﬁuu“‘ Other
k(‘_”njru” 7% W%
2%
3.2. Structure of annualised revenues
€115 million Group share of annualised revenues
Fixed indexed lease Variable revenues
Variable leases Management contracts
Revenue based on turnover Revenue based on EBITDA

Covivio Hotels' annualised revenues profile has improved significantly since end-2017, due to the merger
between Covivio Hotels and FDMM in early 2018 and the acquisition in the United Kingdom:

» more balanced geographic exposure with the entry in the United Kingdom market and the
reinforcement in Germany

» broaderrevenue base through a new partnership with IHG, now second operator on the Covivio
portfolio, and reinforcement of the partnership with NH in Netherlands & Germany

> better exposure to EBITDA from hotel operating properties, offering an attractive yield with
limited risk given the key locations of our city- centre hotels, such as the Park Inn hotel in Berlin.
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54% of rents are indexed to benchmark indices (ICC, ILC, and consumer price index for foreign assets).
The 46%remaining revenues are variable.

5. Lease expirations: <X of firm residual lease term

By lease

- % of lease % of
(€ million, Group share) (:sr;dbt::;z) total eB:d date total
2019 5.7 6% 0.1 0%
2020 0.3 0% 0.3 0%
2021 26 3% 26 3%
2022 32 4% 10 1%
2023 35 4% 24 3%
2024 0.1 0% 18 2%
2025 23 3% 2.7 3%
2026 0.7 1% 10 1%
2027 12 1% 12 1%
2028 29 3% 29 3%
Beyond 70.2 76% 76.8 83%
Total (incl. retail) 92.7 100% 92.7 100%

Thanks to the signing of a 25- years firm lease with IHG in the United Kingdom, the firm residual duration

at end- 2018 (13.8 years) is at a record high.

The next expiries in 2019 are mainly related Spanish hotels acquired in 2016, located in highly sought

locations in Madrid & Barcelona and holding a high rent increase potential.

The occupancy rate remained at 100%

6. Reserves for unpaid rent

Asin 2017, no additional amounts were set aside for unpaid rents in the portfolio in 2018.

7. Disposals and disposal agreements:

of new commitments

Hotels in Europe — 2018 annual results

Disposals Agreements New New ; Total
(agreements as asof end s Total Margin vs Yield Realised
ofend of 2017  of 2017to oy 9 2018 2017 value .
2018 2018 Disposals
closed) close
1 2 3 2+3 =1+2
Hotel Lease properties 3 18 115 272 387 16% 5.8% 118
Hotel Operating properties 0 0 17 0 17 -4.3% 5.7% 17
Total Hotels- 100% 3 18 132 272 404 1.5% 5.8% 135
Total Hotels - Group share 1 56 58 14 -0.3% 6.1% 57
Non- strategic (retail) - 100% 187 85 0 85 0.8% 6.5% 272
Non- strategic (retail) - Group share 79 36 0 36 0.8% 6.5% 15
Total - 100% 189 18 217 272 489 1.4% 5.9% 407
Total - Group share 80 8 92 58 150 0.0% 6.2% 172
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Covivio continued its policy of rotating assets with €489 million of new commitments in 2018 (new
disposals & new agreements):

> €404 million (114 million Group Share) of non- core assets:

(e]

O

59 B&B hotels for €272 million with a 10%margin above end- 2017 appraisal value

a Tryp hotel in Andalusia, acquired in the Spanish portfolio in 2016, sold for €13 million with
a 23%margin on the appraisal value

two operating properties part of the Belgian portfolio sold for €17 million in secondary
locations

a Sunparks holiday village in Belgium sold for €102 million, realised in line with appraisal
value as part of a more global operation with Sunparks (disposal and lease extensions
on other assets, thus enhancing the liquidity)

> €85 million (€36 million Group Share) of non- strategic Jardiland assets.

In addition, €187 million of non- strategic disposals signed in 2017 were realised this year, and mostly
included the Quick portfolio which sold for €163 million.

8. Acquisitions: realised at the end of 2018

(€ million, Including Duties)

UK portfolio (12 assets) 2,638

NH Hotels (4 assets)

UGG T ) 3,043 916 387 5.1% 90 38
Lease properties

Total Acquisitions R ; ; _ . .

Operating properties

Acquisitions 2018 realised Acquisitions 2018 secured
Number of Acq.price  Acd: Price Acq. price  Acd- price
Location Tenants q. P Group Gross Yield a-P Group Gross Yield
rooms 100% 100%
share share
United
Kingdom HG 817 346 5.1% 78 33 55%
Germany &

637 Netherlands NH 98 42 5.3% 2 5 6.5%

5.6%

Covivio continued its diversification strategy in major European markets with the acquisition of a
portfolio of twelve 4* and 5* hotels in the United Kingdom for €895 million, located in prime city-centre
location of the United Kingdom (London, Edinburgh, Glasgow, Manchester, etc.). Two of them, located in
Oxford, willbe completed in 2019.

Furthermore, three NH hotels in Amsterdam, Berlin & Hamburg were acquired during the period, for a
total amount of €98 million. A fourth purchasing option, secured in 2017, willbe exercised early 2019.
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9. Development pipeline: 5 projects & 100,000 m? of additional constructability

In 2018, Covivio continued to support the expansion of its new and long term partners in their
development in the major European cities.

9.1. Delivered projects

In 2018, Covivio delivered 653 hotel rooms via 4 projects, representing €80 million of development costs
with a 33%value creation.

> 2 B&B hotelsin Berlin and Chatenay- Malabry (Greater Paris), totalling 267 rooms
> The Motel One Porte Dorée in the Paris 12" with 255 rooms, opened in April 2018
> The Meininger hotel in Milan (ltaly scope) of 131rooms located piazza Monte Titano.

9.2. Committed projects: €108 million (€44 million Group Share), 100% pre- let

For detailed figures on committed projects, see the table on page 17 of this document.

» Covivio is supporting the development of Meininger in France, with two hotels under
construction in Paris & Lyon which will be the operator's first opening in those cities. A
third one is also being built in Munich.

The three hotels represent 600 rooms and €95 million of works.

Covivio keeps on accompanying the development of B&B, with two hotels in
construction in Greater Paris for a total of 192 rooms and €13 million total cost. The
assets are scheduled to be delivered during 2019 and 2020.

9.3. Managed projects: 100,000 m? of additional constructability

Covivio has identified close to 100,000 m? to be developed on land banks adjacent to existing hotels.
Located in the city- centre of key cities such as Paris, Lyon, Leipzig or Dresden, these projects offer a
significant value creation potential through the development of Offices, Residential or Hotels and
highlights the opportunities created by synergies between Covivio’s activities.

10. Portfolio values

10.1. Change in portfolio values

(€ million, Excluding Duties,

Value . . Value creationon Change . Change of
Group share) 2017 Acquis. Invest. Disposals Acquis./ Disposals  in value Reclustering scope Value 2018
Hotels - Lease properties 1480 387 9 -53 12 43 36 -218 1,698
Hotels - Operating ) i i
properties 250 4 7 9 -9 270 506
Assets under development 54 - 15 - - 3 -17 -8 46
Total Hotels 1,784 387 29 -60 12 55 - 44 2,250
Non- strategic (Retail) 224 - - -15 - -1 - -35 73

2,008 387 29 -175 2 53 - 9 2,323
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The portfolio reached €2.3 billion Group Share at end- 2018 (+€315 million), mainly due to the impact of

the acquisitions & investments realised and the value creation related to them (+€428 million), partly
offset by the disposals of non- core hotels and non- strategic assets (- €175 million).

10.2. Change on like- for- like basis: . of growth

Value Value Value LfL’ . .
(€ million, Excluding Duties) 2017 2018 2018 change Y;g';’?z Y;;l%z tot;/loszlue
Group share 100% Group share 12 months
France 736 2,034 666 2.1% 5.0% 5.1% 30%
Paris 295 695 277 2.9% 4.% 3.8% 2%
Greater Paris (excl. Paris) 124 330 109 17% 5.2% 5.2% 5%
Major regional cities 182 481 162 2.0% 5.6% 5.5% 7%
Other cities 135 528 17 12% 6.0% 7.9% 5%
Germany 254 634 260 2.4% 5.5% 5.5% 12%
Franckfurt 28 60 25 4.1% 5.4% 5.4% 1%
Munich 26 42 18 2.5% na. 4.5% 1%
Berlin 20 61 25 3.8% 5.1% 5.0% 1%
Other cities 180 472 192 19% 5.5% 5.8% 9%
Belgium 169 247 104 9.8% 6.1% 5.6% 5%
Brussels 32 69 29 7.9% 5.6% 54% 1%
Other cities 137 177 75 10.7% 6.3% 5.7% 3%
Spain 306 636 269 5.9% 5.4% 5.3% 12%
Madrid 124 270 14 9.4% 4.8% 4.6% 5%
Barcelona 117 235 99 0.0% 5.4% 5.9% 4%
Other cities 65 131 56 9.9% 6.6% 5.9% 2%
UK 0 841 356 n.a. n.a. 4.6% 16%
Other countries 69 208 88 2.0% 5.5% 5.4% 4%
1,534 4,599 1,743 3.4% 5.3% 5.1% 77%
France 46 228 96 -0.8% 6.1% 5.9% 4%
Lille 24 123 52 24% 5.5% 4.7% 2%
Other cities 22 104 44 -4.4% 7.0% 7.5% 2%
Germany * 188 935 379 2.2% 6.5% 6.6% 17%
Berlin 120 635 255 3.4% 5.7% 5.8% 1%
Dresden & Leipzig 48 250 100 -0.2% 7.% 74% 4%
Other cities 21 50 23 -20% 7.9% 8.8% 1%
Belgium 16 74 31 4.5% 6.3% 7.4% 1%
250 1,237 506 1.8% 6.4% 6.5% 23%
Total Hotels 1,784 5,836 2,250 3.0% 5.5% 5.2% 100%
Non- strategic (Retail) 224 173 73 -15% 6.7% 7.3% -

"LfL : Like- for- Like
2Yield excluding assets under development ; EBIDTA yield for hotel operating properties
3Yield excluding ground floor retail surfacesin the German hotels

The strong performance of the portfolio, both on lease properties and operating properties, validates
the Group's strategy of strengthening its position in major European cities with:

> +3.4%like-for- like growth on lease properties:
o +9.8%in Belgium with a strong performance on the Accor portfolio,
o +5.9%in Spain thanks to the asset management carried out (rebranding, renegotiations)
o +6.4%generated by developments

> +1.8% like- for- like growth in value for hotel operating properties, with:
o +2.2%rise invaluesin Germany with the portfolio of 9 hotelsunder management contract,
driven by the asset management performed on the Park Inn Alexanderplatz
o +4.5%in Belgium due to the strong performance of the Crowne Plaza in Brussels

> 3% value creation on the portfolio in the United Kingdom acquired at the beginning of the
second semester 2018, due to rebranding of the portfolio with IHG.
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3. FINANCIAL INFORMATION AND COMMENTS

The activity of Covivio involves the acquisition or development, ownership, administration and leasing
of properties, particularly Offices in France and ltaly, Residential in Germany and Hotels in Europe.

Registered in France, Covivio is a public limited company with a Board of Directors.

CONSOLIDATED ACCOUNTS

3.1. Scope of consolidation

On 31 December 2018, Covivio's scope of consolidation included companies located in France and
several European countries (Offices in France and ltaly; Residential in Germany, France, Austria,
Denmark and Luxembourg; Hotels in Germany, Portugal, Belgium, the Netherlands, Spain and the
United Kingdom). The main equity interests in the fully consolidated but not wholly-owned companies
are the following:

Subsidiaries 2017 2018

Covivio Hotels 50.0% 42.3%
Covivio Immobilien 617% 61.7%
Beni Stabili 52.4% 100%*
Sicaf (portfolio Telecom ltalia) 315% 510%
OPCICB 21(CB 21Tower) 75.0% 75.0%
Fédérimmo (Carré Suffren) 60.0% 60.0%
SCl Latécoére (DS Campus) 50.1% 50.1%
SCl Latécoére 2 (extension DS Campus) 50.1% 50.1%
SCI 15 rue des Cuirassiers (Silex 1) 50.1% 50.1%
SCI 9 rue des Cuirassiers (Silex 2) 50.1% 50.1%
SCI 11, Place de I'Europe (Campus Effage) 50.1% 50.1%

* Merged with Covivio on December 31,2018

Following the merger- absorption of the hotel operating activity (in January 2018), Covivio's stake in
Covivio Hotels stood at 42% compared to 50%on 31December 2017.

Following Covivio's acquisition on the market of Beni Stabili shares, the stake in Beni Stabili was 59.9%
from April to December, compared with 52.4% on 31 December 2017. On 31 December 2018, Beni Stabili
merged with Covivio. On January 4 2019,the new Covivio shares were issued to Beni Stabili
shareholders, based on an exchange ratio of 8,245 Covivio shares for every 1,000 Beni Stabili shares.

3.2. Accounting principles

The consolidated financial statements have been prepared in accordance with the international
accounting standards issued by the IASB (International Accounting Standards Board) and adopted by
the European Union on the date of preparation. These standards include the IFRS (International
Financial Reporting Standards), as well as their interpretations. The financial statements were
approved by the Board of Directors on 20 February 2019.
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3.3. Simplified income statement - Group share

(€ million, Group share)

2017 2018 var. %
Net rental income 539.4 539.0 -04 -0.1%
EBITDA from hotel operating activity & coworking 0.0 30.5 +30.5 na
Income from other activities 73 5.1 -22 -29.8%
Net revenue 546.7 574.6 +27.9 +5.1%
Net operating costs -64.1 -68.1 -4.0 +6.2%
Depreciation of operating assets -72 -33.0 -25.8 n.a
Net change in provisions and other -29 18 +4.7 n.a
Current operating income 472.5 475.4 +2.9 +0.6%
Net income from inventory properties -22 -0.6 +16 -72.7%
Income from asset disposals 28.8 83.9 +55.1 +1912%
Income from value adjustments 627.2 403.5 -2237 -35.7%
Income from disposal of securities -22 504 +52.6 n.a
Income from changes in scope & other -22 -70.8 -68.6 na
Operating income 1,121.9 941.7 -180.2 -16.1%
Cost of net financial debt -1522 -106.8 +454 -29.8%
Interest charges linked to financial lease liability 0.0 -19 -19 n.a
Value adjustment on derivatives -05 -6.2 -57 n.a
Discounting of liabilities and receivables -6.8 -9.2 -24 +35.3%
Net change in financial and other provisions -144 -48 -04 +2.8%
Share in earnings of affiliates 348 18.0 -16.8 -48.3%
Income from continuing operations 982.9 820.8 -162.1 -16.5%
Deferred tax -614 -56.0 +5.4 -8.8%
Corporate income tax -74 -6.2 -78 +105.4%
Net income for the period 914.1 749.6 -164.5 -18.0%

> 5%rise in net revenue - Group share

Net rental income varies under the combined effect of acquisitions, disposals, the impact of indexation
in the German Residential segment and the reduced stake in Covivio Hotels.

The net rental income by operating segment is the following:

(€ million, Group share) 2017 2018 var. %

France Offices 2324 2323 -01 -0.0%
ltaly Offices (incl. retail) 80.7 76.9 -38 -4.7%
German Residential 128.8 139.8 +11.0 +8.5%
Hotels in Europe (incl. retail) 93.1 85.1 -8.0 -8.6%
Other (incl. France Residential) 45 49 +0.4 +8.9%
Total Net rental income 539.4 539.0 -0.4 -0.1%
EBITDA from hotel operating activity & coworking 0.0 305 +30.5 na

Income from other activities 7.3 5.1 -22 -29.8%
Net revenue 546.7 574.6 +27.9 +5.1%

France Offices: stable rents mainly due to the combined effect of disposals (- €20 million), deliveries of
assets under development (+€11 million), and the acquisition of the property rue Jean Goujon in Paris
CBD {+€4 million).

Italy Offices: €3.8 million drop in net rental income Group share, due to the syndication of the Telecom
ltalia portfolio (- €14 million) and disposals (- €3 million), partly offset by asset acquisitions and deliveries
{(+€6 million) and the increased stake in Beni Stabili (+€9 million).
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German Residential: net rental income Group share is up €11.0 million, driven by acquisitions and rental
growth (+€18 million), and offset by disposals (- €10 million). Covivio also reinforced its direct ownership in
its German Residential activity.

Hotels in Europe: - €8.0 million decrease in net rental income Group share. This net decrease is due to
the reduced stake in Covivio Hotels (- €15 million of rental income), following the merger-absorption of
the operating activity, whose result is included in the EBITDA from hotel operating activity & coworking
(see below).

Other effects include the impact of retail disposals (-€6 million), offset by acquisitions in United
Kingdom and Germany (+€9 million), the rise in Accor and Spain rental income (+€3 million) and the
deliveries (+€2 million).

EBITDA from hotel operating activity and coworking: Since the merger-absorption of the hotel
operating activity, the companies covered by this scope have been fully consolidated (vs. equity
affiliates on 31December 2017). The EBITDA from this activity contributes €31 million to this income.

Income from other activities: Net income from other activities (€5 million) came from the income
generated by car park companies (€4 million) and property development fees (€1 million).

Net operating costs

Net operating costs amounted to €68 million, compared to €64 million in 2017. They rose by +6% mostly
as a result of the full consolidation of the hotel operating activity (+€2 million) and the leasing of Paris
head office on avenue Kiéber (+€1 million), sold early 2018.

Depreciation of operating assets

Depreciation of operating assets (- €33.0 million in 2018 vs - €7.2 million in 2017) rose as a result of the full
consolidation of the hotel operating activity. This line includes co-working buildings, depreciation of
tangible and intangible fixed assets, and since 2018 fixtures and fittings relating to hotels under
management. In accordance with IAS 40, the properties used for coworking and hotels under
management do not meet the definition of investment properties and are recognised at amortised
cost. The depreciation relating to these two activities is €23 million.

Income from asset disposals

Income from asset disposals saw capital gains of €84 million mainly from the disposal of the Paris head
office located at 10 and 30 avenue Kliéber (€58 million). This property was not recognised at fair value in
the consolidated accounts as it was occupied by the Group.

Change in the fair value of assets

The income statement recognises changes in the fair value of assets based on appraisals conducted
on the portfolio. For 2018, the change in the fair value of investment assets was positive at €403 million
Group share (+4.4%on a like-for- like basis on strategic activities). For more details on the evolution of
the portfolio by activity, see chapter 2 of this document.

Income from disposal of securities, changesto scope and other

These two items have a negative €20.4 million impact on the income statement. They include mostly
the impact of the merger-absorption of the hotel operating activity, as well as costs relating to share
dealsin accordance with IFRS 3.
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Interest charges linked to finance lease liability

3. Financial information

Following the acquisition of a portfolio of 10 hotel assets in the United Kingdom, 6 of which in leasehold,
the Group applies the IAS 40 §25 standard. This standard requires the rental cost to be replaced with
an interest payment while recognising a usage fee and a debt on rental liabilities on the balance sheet.
The interest cost for rental liabilities was €2 million.

Financial aggregates

The changes in the fair value of financial instruments were - €6 million, due to the negative change in
the value of hedging instruments (- €28 million) and the positive change in the value of ORNANE bonds

(+€22 million).

Share in income of equity affiliates

Group share

%

Contribution

interest to earnings
OPCI Covivio Hotels 8.41% 3.9
Lénovilla (New Vélizy) 50.10% 22
Euromed 50.00% 37
Coeur d'Orly 50.00% 24
Bordeaux Armagnac (Orianz/ Factor E 34.69% 58
Total 18.0

The equity affiliates involve Hotels in Europe and the France Offices sectors:

OPCI Covivio Hotels involves two hotel portfolios, Campanile (32 hotels) and AccorHotels (39

hotels) owned at 80%by Crédit Agricole Assurances.

Lénovilla involves the New Vélizy campus (47,000 m?), let to Thalés and shared with Crédit

Agricole Assurances.

Euromed in Marseille relates to two office buildings in Marseille (Astrolabe and Calypso) and a

hotel (Golden Tulip) in partnership with Crédit Agricole Assurances.

Coeur d'Crly in Greater Paris is a development project for new offices in the business district of

Orly airport in partnership with ADP.

Bordeaux Armagnac involves in development project in partnership with Icade of three
buildings near the new high-speed train station in Bordeaux. Upon completion, Covivio will

retain one building at 100%

EPRA Earnings of affiliates

(€ million, Group share)

Net rental income

Net operating costs
Operating result

Cost of net financial debt
Other financial depreciation
Corporate income tax

Share in EPRA Earnings of affiliates

France Offices

10.4
-03
10.1
-18
-03

7.9

Hotels
(in lease)
4.0
-03
3.7
-07
-0.1
-0.1
2.8

2018

1“4
-06
13.7
-25
-04
-0.1
10.7
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> Taxes

The corporate income tax correspondsto the tax on:

- foreign companies that are not or are only partially subject to a tax transparency regime
(Germany, Belgium, the Netherlands, United Kingdom and Portugal);
- French or ltalian subsidiaries with taxable activity.

Corporate income tax amounted to - €15.2 million, including taxes on sales (- €2.1 million).

EPRA Earnings increased by 6.4% to €381 million (+€23.1 million vs 2017)

Net income Restatements EPRA E EPRAE

Group share 2018 2017
Net rental income 539.0 - 539.0 539.4
EBITDA from hotel operating activity & coworking 305 - 305 -
Income from other activities 5.1 - 5.1 7.3
Net revenue 574.6 - 574.6 546.7
Operating costs -68.1 - -68.1 -63.7
Depreciation of operating assets -33.0 22.8 -10.2 -72
Net change in provisions and other 18 0.4 23 -29
Operating income 475.3 23.2 498.6 472.9
Net income from inventory properties -0.6 0.6 - -
Income from asset disposals 83.9 -83.9 - -
Income from value adjustments 4035 -4035 - -
Income from disposal of securities 50.4 -50.4 - -
Income from changes in scope & other -70.8 70.8 - -
Operating result 941.6 -443.0 498.6 472.9
Cost of net financial debt -106.8 6.7 -100.1 -111.0
Interest charges linked to finance lease liability -19 19 0.0 -
Value adjustment on derivatives -6.2 6.2 0.0 -
Discounting of liabilities and receivables -9.2 - =192 -6.8
Net change in financial provisions -148 6.7 -8.1 -12
Share in earnings of affiliates 8.0 -73 10.7 18.1
Pre-tax net income 820.7 -428.8 3919 395.4
Deferred tax -56.0 56.0 0.0 0.0
Corporate income tax -15.2 46 -10.6 -37
Net income for the period 749.5 -368.2 381.3 358.2

» The restatement of depreciation of operating assets neutralised the real estate depreciation of
coworking and hotel operating activities.

» There was a €6.7 milion impact on the cost of debt due to early debt restructuring costs.
Excluding these costs, the cost of debt was €11 million lower than in 2017.

» The interest charges linked to finance lease liabilities, as per the IAS 40 §25 standard, (€1.9
million) was cancelled and replaced by the lease expenses paid. The lease expenses paid are
included in the restatement of Net change in provisions and other foran amount equal to -€1.5
million while the remaining restatement of +€1.1 million corresponds to provisions linked to tax
litigation due to sale of assetsin Italy from 2006.
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» EPRA Earnings by activity

Corporate or

. non-
- France Italy offices German Hotelsin Hote_l attributable
(€ million, Group share) . . . - . lease operating 2018
offices  (incl. Retaill  Residential . . . sector
(incl. retail) properties ) .
(including
French Resi.)

Net rental income 232.3 76.9 139.8 85.1 0.0 49 539.0
EBITDA from Hotel operating activity & Coworking -09 - - - 314 - 30.5
Income from other activities 0.7 - 04 - - 4 5.1
Net revenue 232.1 76.9 140.2 85.1 314 8.9 574.6
Net operating costs -204 -115 -24.3 -36 -1 -73 - 68.1
Depreciation of operating assets -21 -06 -11 - -28 -36 -10.2
Net change in provisions and other 04 19 0.1 -3.1 -0.6 36 23
Operating result 210 66.7 114.9 78.4 27 1.6 498.6
Cost of net financial debt -213 -128 -246 -12 -78 -224 -100.1
Discounting of liabilities & receivables and financial -5 24 05 12 09 204 173
provision

Share in earnings of affiliates 79 - - 2.8 - - 10.7
Corporate income tax -17 -06 -46 -15 -18 -04 -10.6
EPRA Earnings 182.4 512 85.2 67.3 16.5 -21.3 381.3

3.4. Simplified consolidated income statement (at 100%)

(€ million, 100%)

2017 2018 var. %
Net rentalincome 850.0 883.8 +33.8 +4.0%
EBITDA from hotel operating activity & coworking 0.0 75.8 +75.8 na
Income from other activities 6.2 4.8 -14 -22.7%
Net revenue 856.2 964.4 +108.2 +12.6%
Net operating costs -1014 -106.3 -49 +4.8%
Depreciation of operating assets -99 -60.1 -50.2 na
Net change in provisions and other -6.0 6.3 +12.3 na
Current operating income 739.0 804.3 +65.3 +8.8%
Net income from inventory properties -44 -11 +3.3 -75.0%
Income from asset disposals 437 97.4 +53.7 +122.9%
Income from value adjustments 915.9 620.7 -2952 -322%
Income from disposal of securities -4.1 119.3 +1234 na
Income from changes in scope -33 -160.0 -166.7 n.a
Operating income 1,686.7 1,480.6 -206.1 -12.2%
Income from non- consolidated companies 0.0 0.0 na
Cost of net financial debt -236.9 -188.0 +48.9 -20.6%
Interest charge related to finance lease liability 0.0 -45 na
Value adjustment on derivatives 0.1 -16.1 -16.2 na
Discounting of liabilities and receivables -6.8 -95 -27 +39.7%
Net change in financial and other provisions -233 -25.7 -24 +10.3%
Share in earnings of affiliates 432 228 -204 -47.2%
Income before tax 1,463.0 1,259.6 -203.4 -13.9%
Deferred tax -984 -90.0 +8.4 -8.5%
Corporate income tax -120 -26.1 -41 +117.5%
Net income for the period 1,352.6 1,143.5 -209.1 -15.5%
Non-controlling interests -438.5 -3939 +44.6 -10.2%
Net income for the period - Group share 914.1 749.6 -164.5 -18.0%

60



3. Financial information
2018 annual results

Since the merger- absorption of the hotel operating activity, the companies covered by this scope
have been fully consolidated (vs. equity affiliates on 31 December 2017). The EBITDA from this activity is
presented in the "EBITDA from hotel operating activity & coworking" aggregate, and amounts to €76
million of thisincome.

» €108 million (+13%) rise in consolidated net revenue

Net revenue increased by €108 million, mainly due to the full consolidation of the hotel operating
activity, acquisitions, delivery of assets under development and the effect of indexation on the German
Residential sector. This increase was offset by disposals.

The net revenue by operating segment is the following:

(€ million, 100%) 2017 2018 var. %

France Offices 2574 260.6 +3.2 +12%
ltaly Offices (incl. Retail) 172.8 1722 -0.6 -0.3%
German Residential 205.8 2194 +13.6 +6.6%
Hotels in Europe (incl. Retail) 206.6 226.7 +20.1 +9.7%
Other (mainly France Residential) 74 4.9 -25 -33.8%
Total Net rental income 850.0 883.8 +33.8 +4.0%
EBITDA from hotel operating activity & coworking 0.0 75.8 +75.8 n.a

Income from other activities 6.2 438 -14 -22.7%
Net revenue 856.2 964.4 +108.2 +12.6%

3.5. Simplified consolidated balance sheet (Group share)

(€ million, Group share)

Assets 2017 2018 Liabilities 2017 2018
Investment properties 1,171 13,140

Investment properties under development 409 748

Other fixed assets 21 699

Equity affiliates 244 201

Financial assets 298 175

Deferred tax assets 4 61 Shareholders' equity 6,363 7,561
Financial instruments 37 33 Borrowings 6,780 7,879
Assets held for sale 352 325 Financial instruments 285 192
Cash 1,089 901 Deferred tax liabilities 331 501
Other 365 474 Other liabilities 422 625
Total 14,181 16,759 Total 14,181 16,759

Fixed Assets

The portfolio (excluding assets held for sale) at the end- December by operating segment is as follows:
(€ million, Group share)

2017 2018 var.
France Offices 4,989 5,253 263
ltaly Offices (incl. Retail) 1873 3,318 1445
German Residential 3,024 3,691 667
Hotels in Europe (incl. Retail) 1,651 2,314 663
France Residential 240 0 -240
Car parks “ 1 -3
Total Fixed Assets 11,791 14,587 2,796
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The change in fixed assets in France Offices {(+€263 million) is mainly due to the acquisition of the asset
located rue Jean Goujon in Paris CBD (+€134 million), the increase of fair value of investment properties
(+€108 million), and the work completed on investment properties under development (+96 million),
partly offset by the disposals of the properties located at 10 and 30 avenue Kiéber in Paris (accounted
for at a net book value of €43 million), the disposal of one building located in Clichy (- €36 million) and a
remaining Logistics asset (- €25 million).

The change in fixed assets in Italy Offices (+€1,445 million) is mainly due to the merger of Beni Stabili
with Covivio. The acquisition of three assets in Milon had an impact of €106 million, and work on assets
under development totalled €61 million. At the same time, the Italion portfolio decreased, mostly as a
result of the reduced stake in the Telecom ltalia portfolio from 60% to 51% and disposals over the
period, which amounted to almost €400 million.

The change in fixed assets for German Residential (+€667 million) is mainly due to acquisitions over the
period (+€282 million via the acquisition of companies and €114 million via assets transactions), and the
works completed over the period (+€61 million). This sector benefits from strong growth in appraisal
values of €292 million. Decreases are due to asset disposals (- €159 million), essentially non- core assets
in North Rhine- Westphalia.

The positive changes in the Hotels portfolio (+£663 million) were mainly due to the full consolidation of
the hotel operating activity (+€566 million), the acquisitions of a portfolio in the United Kingdom (€421
million including €55 million in usage fees on leaseholds), the acquisition of an NH Hotel in Amsterdam
(+€27 million), and a €36 million increase in fair value. At the same time, the portfolio value in Group
share fell due to the decreased stake of Covivio in Covivio Hotels (now 42% versus 50% at end-2017)
and asset disposals (- €158 millions).

Assets held for sale

Assets held for sale consists of assets for which a preliminary sales agreement has been signed. The €27
million decrease between 2017 and December 2018 comes from completed sales and newly signed
preliminary sale agreements. In 2018, the Hotels in Europe sector had disposable assets worth €119
million relating to 23 Jardiland (- €45 million) and 48 Quick restaurants (- €68 million), which were sold in
the first half of 2018.

Other Assets

Other assets rose by €109 million: €46 million of this increase was due to the change of ownership rate
linked to Beni Stabili and €22 million due to the full consolidation of the hotel operating activity.

This line item includes settlement of €92 million in expenses (property expenses to be re-invoiced to
tenants). Note that Other liabilities include calls for funds (provisions for losses) received from tenants
for €106 million.

Total Group shareholders’ equity

Shareholders' equity increased from €6,363 million at the end of 2017 to €7,561.4 million at 31 December
2018, i.e. an increase of €1,195 million, due mainly to:

income for the period: +€745 million

the capital increase net of costs following the Beni Stabili's merger and the partial
conversion of the French Ornane +€581 million

the change of scope {+€216 million) mainly due to the merger of Covivio Hotels and FDM
Management and the merger between Covivio and Beni Stabili at a discount to NAV (the
exchange rate was 8, 245 Covivio shares for 1,000 Beni Stabili shares)

the impact of the cash dividend distribution: - €337 million.
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The issuance of 8,073,934 new shares was related to the merger of Beni Stabili (7,499,887), the

conversion of part of the Ornane maturing in 2019 (392,701) and the free share plan (181,346).

Other liabilities

The line item increased by €203 million following the recognition of leasehold liabilities (hotel portfolio in
the United Kingdom and certain assets in Spain) for a total amount of +£69 million. This item increased
also by €43 million due to the full consolidation of the hotel operating activity, and €30 million was due

to the change in Beni Stabili's ownership rate.

(€ million, 100%)

3. Financial information

Assets 2017 2018 Liabilities 2017 2018
Investment properties 17,733 19,270

Investment properties under development 685 870

Other fixed assets 230 1414

Equity affiliates 369 250 Shareholders' equity 6,363 7,561
Financial assets 355 153 Non- controlling interests 3,804 3,797
Deferred tax assets 6 68 Shareholders' equity 10,168 11,358
Financial instruments 48 47 Borrowings 10,121 11,060
Assets held for sale 520 559 Financial instruments 323 235
Cash 1,297 1,172 Deferred tax liabilities 551 844
Other 491 582 Other liabilities 571 887
Total 21,733 24,384 Total 21,733 24,384

Investment properties, properties under development and other fixed assets

These three fixed asset items increased by €2,906 million, mainly as a result of value adjustments for
€631 million, asset acquisitions and works for €3,676 million (including developments), and

reclassification as Assets held for sale for - €1,260 million.

€3,676 million in asset acquisitions and works break down into operating segments as follows:

France Offices: €313 million including the acquisition of the asset rue Jean Goujon in Paris
(€134 million), €120 million of works on buildings under development and €56 million of works
on operating assets.

Hotels in Europe: €2,509 million including the full consolidation of the hotel operating
activities (€1,263 million), the acquisition of a hotel portfolio in the United Kingdom (€1,029
million including in usage fees on leaseholds), 3 hotels in Netherlands and Germany (€145
million) and works for €71 million (including €43 million on assets under development).
German Residential: €603 million including acquisitions worth €504 million and €99 million
worth of works on buildings.

Italy Offices: €222 million including the acquisition of three assets in Milan (€106 million), €54
million of works on properties and €62 million of works on buildings under development.

Investments in equity affiliates

Investments in equity affiliates decreased by €119 million. This change is due to the full consolidation of
the companies FDM Management (hotel operating activity) and SCI Porte Dorée (Motel One) i.e. - €153
million, the income from the period (€23 million), less dividend distributions, allocations of shares of
losses, change in scope and increases in share capital (+€11 million).
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Financial Assets

Financial assets decreased by €202 million, mainly due to the use of down payments made (- €140
million in German Residential) and the repayment of the bond loan granted by Covivio Hotels in the
hotel operating activity in 2016 (- €59 million).

Deferred tax liabilities

Net deferred taxes represent €776 million in liabilities versus €545 million on 31 December 2017. This €231
million increase is mainly due to the full consolidation of the hotel operating activity (+€88 million) and
the growth of appraisal values in Germany (+€119 million).

Other liabilities

The increase in Other liabilities is mainly due to the impact of usage fees on leaseholds (+£164 million).
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4. FINANCIAL RESOURCES

Recognising Covivio's sound financial profile (42% LTV, ICR of 5.08x) and the ongoing enhancement of
the quality of its portfolio, Standard and Poor (S&P) raised Covivio's rating outlook to BBB, positive
outlook.

In September 2018, Covivio Hotels also obtained the rating BBB, positive outlook from S&P, underwritten
by the solid fundamentals and perspectives of the hotel industry and the well diversified and secured
profile of Covivio Hotels.

Early 2019, the Group continued to strengthen its financial profile by tightening its LTV guidance from 40-
45%to around 40%

4 1. Main debt characteristics

Group share

2017 2018
Net debt, Group share (€ million) 5,691 6,978
Average annual rate of debt 187% 1.53%
Average maturity of debt (in years) 6.2 6.0
Debt active hedging spot rate 75% 76%
Average maturity of hedging 6.3 6.9
LTV Including Duties 40.4% 42.0%
ICR 4.36 5.08

4.2. Debt by type

Covivio's net debt stands at €7 billion in Group share at end-2018 (€9.9 billion on a consolidated basis),
up by almost €13 billion compared with end-2017, due essentially to the merger with Beni Stabiliand the
fullconsolidation of the hotel operating activity. The investment realised this year (€1.4 billion Group share
of acquisitions and capex) were partially offset by disposals (€1.0 billion Group Share realised and €0.3
billion secured).

With regards to commitments attributable to the Group, the share of corporate debts (bonds and loans)
was increased to around 52%

In addition, at end- 2018, Covivio's available liquidity totalled nearly €2.6 billion Group share (€3.0 billion
on a consolidated basis). In particular, Covivio had €1.3 billion in commercial paper outstanding at 31
December 2018.

Consolidated commitments Group share commitments
by type by type
Corporate credit facilities Corporate credit facilities

13% 7%

, Bank mortage loans ‘

55% 5 Bank mortage loans
Bonds ondos 44%
29% 3%
° | |

Investor mortages facilities 3% Investor mortagesfacilities 4%
Consolidated commitments Group share commitments
by company by company

Covivio Immobilien

Covivio Immobilien debt 20%
‘ Covivio debt 68% debt 18%

Covivio Hotel debt 26% )
Co

Covivio debt 54%

vivio Hotel debt 4%
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4.3. Debt maturity

The average maturity of Covivio's debt remained relatively stable at 6.0 years at end- December 2018
(excluding commercial paper).

Debt amortization schedule by company (Group share)
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Debt amortization schedule by company (on a consolidated basis)

5000 €m
4000 €m
3000 €m
1907 2977 41845 1863
2000 €m
1,392
« o B gm
1000 €m 381 465 - l
] . -
0 €m
2019 2020 2021 2022 2023 2024 2025 2026 >2026
Covivio m Covivio Immobilien m Covivio Hotels

Until 20283, there isno major maturity that hasnot been already covered orisalready underrenegotiation.
The larger ones relate to bond maturities in 2022 (a bond and a convertible bond) representing less than
5%of the consolidated debt.

4.4. Main changes during the period

Sustained financing and refinancing activity: €3.6 billion in 100% (€2.9 billion Group share)

> In 2018, Covivio raised or renegotiated €2.2 billion of financing, with an objective to lengthen
itsdebt maturitiesin a supportive environment. It includes €1.3 billion in France and €0.9 billion
in ltaly.
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» Covivio Hotels raised or secured €955 million (€404 million Group share) of new funding,
essentially:

- €150 million of new corporate credits with long maturities close to 7 years

- £400 million (approximately €455 million) of bank mortgage loan backed by the hotel
portfolio acquired in the United Kingdom.

- A first bond issued in September 2018 of €350 million with a 7-year maturity and a
1.875% coupon, right after obtaining a BBB rating, positive outlook, from S&P. This
bond issue allowed Covivio Hotels to lengthen is debt maturity and improve its
financial costs. Early 2019, the bulk of the proceeds have been used to repay debt
with shorter terms and higher margins.

» In Germany (Covivio Immobilien) Covivio raised €483 million (€298 milion Group share)
including:
- €286 million with an average maturity of 10 years to finance acquisitions mostly in
Berlin, Dresden, Leipzig and Hamburg
- €197 million of new money through existing liabilities to optimise their maturity and
conditions.

4.5. Hedging profile

Inthe year 2018, the hedge management policy remained unchanged, with debt hedged at 90%to 100%
on average over the year, at least 75% of which through short term hedges, and all of which with
maturities equivalent to or exceeding the debt maturity.

Based on net debt at 31 December 2018, Covivio is hedged at 85% over 5 years (Group share). The
average term of the hedgesis 6.9 years (in Group share).

Hedging maturities
Group share
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4.6. Average interest rate on the debt and sensitivity

The average interest rate on Covivio's debt continued to improve, standing at 1.53%in Group share,
compared to 1.87%in 2017. This reduction was mainly due to the "full year" effect of the issue, by Covivio,
in May 2017, of a 1.50% 10- year bond, the refinancing (in ltaly) of a €350 million, 4.125%bond with a new
€300 million, 1.625% bond, and by the impact of hedge restructuring.

For information purposes, an increase of 25 basis points in the three- month Euribor rate would have a
negative impact of 0.8%on the EPRA Earnings.

67



4. Financial Resources

Financial structure

Excluding debts raised without recourse to the Group's property companies, the debts of Covivio and its
subsidiaries generally include bank covenants (ICR and LTV) applying to the borrower's consolidated
financial statements. If these covenants are breached, early debt repayment may be triggered. These
covenants are established in Group share for Covivio and on a consolidated or Group share basis
depending on the debt anteriority for Covivio Hotels and the other subsidiaries of Covivio (if their debt
includes them).

The most restrictive consolidated LTV covenants amounted, at 31December 2018, to 60%for
Covivio and Covivio Hobtels.

The most restrictive ICR consolidated covenants applicable to the REITs are as follows:

for Covivio : 200%;
for Covivio Hotels : 200%;

With respect to Covivio Immobilien (German Residential), for which almost all of the debt raised is "non-
recourse" debt, portfolio financings do not contain any consolidated covenants.

Lastly, with respect to Covivio, some corporate credit facilities are subject to the following ratios:

Ratio

Covenant 2018
LTV 60.0% 45.4%
ICR 200% 508%
Secured debt ratio 25.0% 9.6%

All covenants were fully complied with at the end December 2018. No loan has an accelerated payment
clause contingent on Covivio's rating, which is currently BBB, positive outlook (S&P rating).

Detail of Loan-to- Value calculation (LTV)

(€ million Group hare) 2017 2018
Net book debt 5,691 6,978
Receivables linked to associates (full consolidated) -61 -57
Receivables on disposals -352 -325
Security deposits received -5 -34
Purchase debt 59 59
Net debt 5,333 6,620
Appraised value of real estate assets (Including

Duties) 12,958 15,775
Preliminary sale agreements -352 -325
Financial assets 104 16
Receivables linked to associates (equity method) 137 92
Share of equity affiliates 270 201
Value of assets 13,118 15,759
LTV Excluding Duties 42.9% 44.2%
LTV Including Duties 40.7% 42.0%
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4.7. Reconciliation with consolidated accounts

4. Financial Resources
2018 annual results

Net debt
€ million Consolidated Minority interests Group share
accounts
Bank debt 11,060 -3,181 7,879
Cash and cash- equivalents 1,172 -271 901
Net debt 9,887 -2,910 6,978
Portfolio
Portfolio of . . .
€ million Consolidated companies Ifalr value of Fair va_lue of Right of use of Minority
! investment trading Investment . Group share
accounts under equity roperties activities roperties interests
method prop prop
Investment &
development 20,139 668 1502 93 - 164 - 7,269 14,970
properties
Assets held for
sale 559 -234 325
Total portfolio 20,698 668 1,502 93 -164 -7,502 15,295
Duties 785
Portfolio group share including duties 16,080
(-) share of companies consolidated under equity
-31%
method
(+) Advances and deposits on fixed assets 10
Portfolio for LTV calculation 15,775

Interest Coverage Ratio

Consolidated Minority
. Group share
accounts interests
EBE (Net rents (-) operating expenses (+) results of other activities) 862.1 -353.9 508.2
Cost of debt 175.8 -75.7 100.1
5.08

ICR
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5. EPRA REPORTING

5.1. Change in net rental income (Group share)

5. EPRA reporting
2018 annual results

Change in Indexation,
€ million I . percentage asset
2017 Acquisitions Disposals Developments held/ consolidation management 2018
method and others
France Offices 232 4 -19 8 -2 9 232
ltaly Offices (incl. retail) 81 3 -3 2 -4 -2 77
German Residential 129 12 -9 0 2 7 140
Hotels in Europe (incl. retail) 93 9 -7 2 -14 3 85
Other (France Residential) 5 0 -2 0 3 0 5
TOTAL 539 27 -40 12 -15 16 539
Reconciliation with financial data
€ million 2018
Total from the table of changes in Net rental Income (GS) 539
Adjustments -
Total net rental income (Financial data § 3.3) 539
Minority interests -
Total net rental income (Financial data § 3.4) 539
5.2. Investment assets — Informations on leases
Annualised rental income corresponds to the gross amount of guaranteed rent for the full year based
on existing assets at the period end, excluding any relief.
Market rental value on vacant assets
Vacancy rate at end of period = ; )
Contractual annualised rents on occupied assets
+ Market rental value on vacant assets
Market rental value on vacant assets
EPRA vacancy rate at end of period =
Market rental value on occupied and vacant assets
Gross .
(€ million, Group share) rental Ngt rental  Annualised Surface Average Vacancy EPRA
. income rents 2 > rate at vacancy rate
Income (€ million) (€ million) m? rent (€/m?) earend at yearend
(€ million) Y y
France Offices 242 232 262 1,681,182 185 2.9% 3.0%
ltaly Offices (incl. retail) 94 77 165 1,728,915 120 2.6% 2.8%
German Residential 154 140 160 2,902,888 86 1.3% 1.3%
Hotels in Europe (incl. retail) 86 85 93 na. na. 0.0% 0.0%
Other (France Residential) 8 5 7 56,523 121 na. na.
Total 585 539 686 6,369,509 108 2.0% 2.1%
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5.3. Investment assets- Asset values

The EPRA net initial yield is the ratio of:

Annualised rental income
after deduction of outstanding benefits granted to tenants (rent- free periods, rent ceilings)

EPRA NIY = - unrecovered property charges for the year

Value of the portfolio including duties

(€ million, Group share) Change in fair

Market value value over the Duties EPRA NIY
year
France Offices 5,640 108 307 4.5%
Italy Offices (incl. Retail) 3,332 -26 120 4.0%
German Residential 3,743 292 258 3.7%
Hotels in Europe (incl. Retalil) 2,323 36 99 5.0%
Ohter (France Resi. and car parks) 258 -6 0 n.a
Total 2018 15,295 403 785 4.2%
Reconciliation with financial data
€ million AL
Total portfolio value (Group share, market value) 15,295
Fair value of the operating properties -7
Fair value of companies under equity method -315
Inventories of real estate companies and others -74
Right of use on investment assets 69
Fair value of car parks facilities - 51
Investment assets Group share ' 14.213
(Financial data§ 3.5) ’
Minority interests 6,485
Investment assets 100% '
(Financial data§ 3.5) AU
"Fixed assets + Developments assets + asset held for sale
€ million
2018

Change in fair value over the year (Group share) 403
Others -
Income from fair value adjustments Group share 403
(Financial data § 3.3)
Minority interests 217
Income from fair value adjustments 100% 621

(Financial data § 3.3)
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5.4 Assets under development

% n Ca.pitali_sed Total cost incl.
ME Ownership ownership ;::ev;::l:r ;T:en:;:ls financial cost ' % Delivery Surface e:t 100% Pre-- Yield (%)
type (ifrg 2018 over the (€P;lr,1;5:;up progress date (m?) leasing
year

Hélios FC? 100% 21 0.7 22 87% 2019 9,000 m? 100% >7%
Silex 2 FC 50% 53 10 83 47% 2020 30,900 m? 44% 6.0%
Meudon Ducasse FC 100% 4 0.1 22 9% 2020 5,100 m? 100% 6.4%
Flow FC 100% 50 0.8 15 25% 2020 23,600 m? 100% 6.6%
Montpellier Orange FC 100% 10 0.0 49 7% 2020 16,500 m? 100% 6.7%
Iro FC 100% 35 0.1 139 25% 2020 25,600 m? 0% 6.3%
Cité Numérique FC 100% 5 0.0 38 70% 2019 19,200 m? 38% >7%
Total France Offices 178 2.6 468

Ferrucci FC 100% 87 14 50 74% 2019 21000 m? 0% 55%
Symbiosis FC 100% 143 46 21 10% 2020 9,200 m? 99% >7%
Principe Amedeo FC 100% 62 10 59 85% 2019 7,100 m? 74% 5.3%
The Sign FC 100% 46 0.9 105 15% 2020 26,500 m? 35% >7%
Dante FC 100% 43 0.2 54 6% 2019 5,100 m? 0% 4.8%
Total Italy Offices 381 8.1 289

Meininger Munich FC 42% 18 04 “ 98% 2019 173 rooms 100% 6.4%
B&B Cergy FC 21% 1 0.0 1 85% 2019 84 rooms 100% 6.6%
Meininger Porte de Vincennes FC 42% 20 04 20 88% 2019 249 rooms 100% 6.2%
Meininger Lyon Zmmermann FC 42% 6 0.1 8 75% 2019 176 rooms 100% 6.1%
B&B Bagnolet FC 21% 1 0.0 2 56% 2019 108 rooms 100% 6.2%
Total Hotels in Europe FC 46 1.0 44

Total 604 1.8 801

"And €450 million of projects in companies consolidated under the equity method {llot Armagnac, Belaial, in German Residential, projects committed in 2019 (Paris Gobelins, Jean Goujon) and N2 in Paris.
The total cost of committed projects is therefore €1,252 million (cf. 1.G. Development projects).
2 FC : Full consolidation

Réconciliation with financial data 2018
Total fair value of assets under development 604
Project under technical review and non-committed projects 143

Assets under development

(Financial data § 3.5) 748
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5.5 Information on leases

Firm residual Residual Lease expiration by date of 1st exit option
lease term lease term - . -
Annualised rental income of leases expiring
(years) (years)
N+1 N+2 N+3to5 Beyond Total % Total (Em)  Section

France Offices 4.6 54 14% 9% 36% 40% 100% 262 2.A6
ltaly Offices (incl. retail) 74 79 12% 4% 24% 60% 100% 165 2B6
Hotels in Europe (incl. retalil) 134 4.9 6% 0% 10% 83% 100% 93 2D5
Total 7.0 7.9 12% 6% 27% 54% 100% 519 1.B.1

5.6 EPRA Net Initial Yield

The data below shows detailed yield rates for the Group and the transition from the EPRA topped- up
yield rate to Covivio's yield rate.

» EPRAtopped-up net initial yield is the ratio of:

Annualised rental income
after expiration of outstanding benefits granted to tenants (rent- free periods, rent ceilings)
- unrecovered property charges for the year

EPRA Topped-up NIY = Value of the portfolio including duties

> EPRA net initial yield is the ratio of:

Annualised rental income
after deduction of outstanding benefits granted to tenants (rent- free periods, rent ceilings)
- unrecovered property charges for the year

EPRA NIY = — - -
Value of the portfolio including duties

(€ million, Group share) Total Fra.nce Olftfailtl:‘és G(.ermar.l ngts:;n F':a nce. UGEE]

2017 Offices . .. Residential . .. Residential 2018

(incl. Retail) (incl. retail)

Investment, saleable and operating properties 12,707 5,640 3,332 3,743 2,323 206 15,244
Restatement of assets under development -331 -344 -381 - -46 - -7
E{ﬁ;teartgglzﬁsrfngr:geveloped land and other assets _p7 087 u A 0 : -302
Restatement of Trading assets -30 -16 - -37 - - -53
Restatement of operating hotel properties -250 =
Duties 690 307 120 258 99 R 785
Value of assets including duties (1) 12,659 5,301 3,058 3,964 2,376 206 14,904
Gross annualised IFRS revenues 593 248 148 160 121 7 683
Irrecoverable property charge -49 -10 -27 -5 -2 -3 -56
Annualised net revenues (2) 543 237 121 145 119 4 627
fortchages pon e e e perossor g7 | g 5 - - : 2
Annualised topped- up net revenues (3) 570 250 136 145 119 4 654
EPRA Net Initial Yield (2)/ (1) 4.3% 4.5% 4.0% 3.7% 5.0% 2.0% 4.2%
EPRA "Topped- up" Net Initial Yield (3)/ (1) 4.5% 4.7% 4.4% 3.7% 5.0% 2.0% 4.4%
Transition from EPRA topped- up NIY to Covivio's yields
Impact of adjustments of EPRA rents 0.4% 0.2% 0.9% 0.4% 0.1% 1.3% 0.4%
Impact of restatement of duties 0.3% 0.3% 0.2% 0.3% 0.2% 0.0% 0.3%
Covivio yield rate 5.2% 5.2% 5.5% 4.3% 5.3% 3.3% 5.0%
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5.7. EPRA cost ratio

(€million, Group share)

2017 2018
Cost of other activities and fair value -27.8 -20.4
Expenses on properties -19.2 -23.3
Net losses on unrecoverable receivables -25 -2.0
Other expenses -50 -43
Overhead -78.7 -86.0
Amortisation, impairment and net provisions -37 23
Income covering overheads 231 22.6
Cost of other activities and fair value -53 -9.7
Property expenses 12 0.6
EPRA costs (including vacancy costs) (A) -117.9 -120.2
Vacancy cost 2.7 10.2
EPRA costs (excluding vacancy costs) (B) -105.3 -110.0
Gross rental income less property expenses 587.7 584.1
EBITDA from hotel operating properties & coworking, income from other activities and fair value 27.0 56.0
Gross rental income (C) 614.7 640.0
EPRA costsratio (including vacancy costs) (A/ C) 19.2% 18.8%
EPRA costsratio (excluding vacancy costs) (B/ C) 17.1% 17.2%

The calculation of the EPRA cost ratio excludes car parks activities.
5.8. EPRA Earnings
(€million)
2017 2018

Net income Group share (Financial data §3.3) 914 .1 749.6
Change in asset values -627.2 -4035
Income from disposal -244 -133.7
Acquisition costs for shares of consolidated companies 22 70.8
Changesin the value of financial instruments 05 6.2
Interest chargesrelated to finance lease liabilities 0.0 19
Interest charges 0.0 -15
Deferred tax liabilities 614 56.0
Taxesondisposals 36 4.6
Adjustment to amortisation 0.0 247
Adjustments from early repayments of financial instruments 447 13.3
EPRA Earnings adjustments for associates -16.7 -7.3
EPRA Earnings 358.2 3813
EPRA Earnings in €/share 4.86 5.08
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5.9. EPRA NAV and EPRA NNNAV

5. EPRA reporting
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2017 2018 Var. Var. (%)
EPRA NAV (€ m) 7,112 8,293 1,181 16.6%
EPRA NAV / share (€) 945 99.7 52 5.5%
EPRA NNNAV (€ m) 6,492 7,625 1,132 17.4%
EPRA NNNAYV / share (€) 86.3 91.7 54 6.2%
Number of shares 75,247,258 83,186,524 7,939,266 10.6%

Evolution of EPRA NAV

+€726 m

Merger with Beni
Stabili & increase

+€403 m

Property values
increase

+€71m €8,293 m
Others €99.7/share

]

in capital
€381 -€64m
+€381m Hedge restructuring
) and bond buy-back
EPRA Eamings
€7,112 m
€94.5/share
-€337m
Dividend
EPRA NAV EPRA NAV
End- 2017 End-2018

Reconciliation between shareholder's equity and EPRA NAV

M€ €/share

Shareholders' equity 7,561.4 90.9
Fair value assessment of operating properties 35.6

Fair value assessment of car parks facilities 259

Fair value assessment of hotel operating properties 16.5

Fair value assessment of fixed-rate debts -60.5

Restatement of value Excluding Duties on some assets 457

EPRA NNNAV 7,624.6 917
Financial instruments and fixed-rate debt 199.5

Deferred tax liabilities 4474

ORNANE 214

EPRA NAV 8,292.9 99.7
IFRS NAV 7,561.4 90.9
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5. EPRA reporting

Valuations are carried out in accordance with the Code of conduct applicable to SlICs and the Charter
of property valuation expertise, the recommendations of the COB/ CNCC working group chaired by Mr
Barthés de Ruyter and the international plan in accordance with European TEGoVA standards and
those of the Red Book of the Royal Institution of Chartered Surveyors (RICS).

The real estate portfolio held directly by the Group was valued on 31 December 2018 by independent
real estate experts such as REAG, DTZ, CBRE, JLL, BNP Real Estate, Yard Valtech, VIF, MKG and CFE
This did not include:

buildings that do not meet the criteria of the revised IAS 40 (certain buildings in development),
which are valued at cost

assets on which the sale hasbeen agreed, which are valued at their agreed sale price

assets owned for less than 75 days, for which the acquisition value is deemed to be the market
value.

Assets were estimated at values excluding and/or including duties, and rents at market value.
Estimates were made using the comparative method, the rent capitalisation method and the
discounted future cash flows method.

Car parks were valued by capitalising the gross operating surplus generated by the business.

Other assets and liabilities were valued using the principles of the IFRS standards on consolidated
financial statements. The application of the fair value essentially concerns the valuation of the debt
coverages and the ORNANES.

For companies shared with other investors, only the Group share was taken into account.

Fair value assessment of operating properties

In accordance with IFRS, operating properties are valued at historical cost. To take into account the
appraisal value, a value adjustment is recognised in EPRA NNNAV for a total of €35.6 million.

Fair value adjustment for the car parks

Carparks are valued at historical cost in the consolidated financial statements. NAV is restated to take
into account the appraisal value of these assets net of tax. The impact on EPRA NNNAV was €25.9 M€
at 31December 2018.

Fair value adjustment for own occupied buildings and operating hotel properties

The merger- absorption of the operating hotel properties activity realised in January 2018 implied the
integration at fair value of operating hotel properties. As a consequence, the adjustment applied in
2017 is captured in the shareholder's equity. However, in accordance with IAS 40, these assets are not
recognised at fair value in the consolidated financial statements. In line with EPRA principles, EPRA
NNNAV is adjusted for the difference resulting from the fair value appraisal of the assets for €16.5 million.
The market value of these assetsis determined by independent experts.

Fair value adjustment for fixed- rate debts

The Group has taken out fixed-rate loans (secured bond and private placement). In accordance with
EPRA principles, EPRA NNNAV is adjusted for the fair value of fixed-rate debt. The impact was -€60.5
million at 31December 2018.

76



5. EPRA reporting
2018 annual results
Recalculation of the base cost excluding duties of certain assets

When a company, rather than the asset that it holds, can be sold off, transfer duties are recalculated
based on the company's net asset value (NAV). The difference between these recalculated duties and
the transfer duties already deducted from the value has an impact of €45.7 million at 31 December
2018.

5.10. CAPEX by type

€ million

2017 2018
100% Group share 100% Group share
Acquisitions ' 683 358 446 328
Renovation on portfolio excl. Developments 2 165 101 225 LY
Developments 2 277 163 204 136
Capitalized expenseson development portfolio * 29 17 205 1°
(except under equity method)
Total 1,154 639 897 619
"Acquisitions including duties
2 Renovation on portfolio excluding developments
3 Total renovation expenses (excl under equity method) on development projects
4Commercialization fees, financial expenses capitalized and other capitalized expenses
5.11. EPRA performance indicator reference table
EPRA information Section in % Amountin € Amount in €/share
EPRA Earnings 58 €381m 5.08 €/share
EPRA NAV 59 €8,293m 99.7 €/share
EPRA NNNAV 59 €7,625m 91.7 €/share
EPRA NAV/ IFRS NAV reconciliation 59
EPRA net initial yield 56 4.2%
EPRA topped- up net initial yield 5.6 4.4%
EPRA vacancy rate at year-end 5.2 2.1%
EPRA costs ratio (including vacancy costs) 5.7 18.8%
EPRA costs ratio (excluding vacancy costs) 5.7 17.2%
EPRA indicators of main subsidiaries 52&56
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6. FINANCIAL INDICATORS OF THE MAIN ACTIVITIES

Covivio Hotels Covivio Immobilien

2017 2018 Var. (%) 2017 2018 Var. (%)

EPRA Earnings (M€) 555 198.4 +27.6% 118.6 129.6 +9.3%
EPRA NAV (€ million) 2,422 3,406 +40 6% 2,751 3,240 +17.8%
EPRA NNNAYV (€ million) 2,226 3,109 +39.7% 2,306 2,691 +16.7%

%of capital held b

Cpovivio y 50.0% 42.3% -77pts 617% 61.7% +0.0 pts

LTV Including Duties 312% 36.3% +5.1pts 36.9% 36.0% -0.9pts
ICR 5.46 5.82 +36 bps 45 5.3 +84 bps
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7. GLOSSARY

» Net asset value per share (NAV/ share), and Triple Net NAV per share

NAV per share (Triple Net NAV per share) is calculated pursuant to the EPRA
recommendations, based on the shares outstanding as at year-end (excluding treasury
shares) and adjusted for the effect of dilution.

» Operating assets

Properties leased or available for rent and actively marketed.

» Rental activity

Rental activity includes mention of the total surface areas and the annualised rental income
for renewed leases, vacated premises and new lettings during the period under review.

For renewed leases and new lettings, the figures provided take into account all contracts
signed in the period so as to reflect the transactions completed, even if the start of the
leases is subsequent to the period.

Lettings relating to assets under development (becoming effective at the delivery of the
project) are identified under the heading “Pre- lets".

» Cost of development projects

This indicator is calculated including interest costs. It includes the costs of the property and
costs of construction.

»  Definition of the acronyms and abbreviations used:

MRC: Major regional cities, i.e. Lyon, Bordeaux, Lille, Aix- Marseille, Montpellier, Nantes and
Toulouse

ED: Excluding Duties

ID: Including Duties

IDF: Paris region (lle- de- France)
ILAT: French office rental index

CClI: Construction Cost Index

CPI: Consumer Price Index

RRI: Rental Reference Index

PACA: Provence- Alpes- Cbte- d'Azur
LFL: Like- for- Like

GS: Group share

CBD: Central Business District

Rtn: Yield

Chg: Change

MRV: Market Rental Value
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Firm residual term of leases

Average outstanding period remaining of a lease calculated from the date a tenant first
takes up an exit option.

Green Assets

“Green” buildings, according to IPD, are those where the building and/or its operating status
are certified as HQE, BREEAM, LEED, etc. and/ or which have a recognised level of energy
performance such as the BBC- effinergieR, HPE, THPE or RT Global certifications.

Unpaid rent (%)

Unpaid rent corresponds to the net difference between charges, reversals and
unrecoverable loss of income divided by rent invoiced. These appear directly in the income
statement under net cost of unrecoverable income (except in ltaly where unpaid amounts
not relating to rents were restated).

Loan To Value (LTV)

The LTV calculation is detailed in Part 4 “Financial Resources”

Rental income

Recorded rent corresponds to gross rental income accounted for over the year by taking
into account deferment of any relief granted to tenants, in accordance with IFRS standards.

The like-for-like rental income posted allows comparisons to be made between rental
income from one year to the next, before taking changes to the portfolio (e.g. acquisitions,
disposals, building works and development deliveries) into account. This indicator is based
on assetsin operation, i.e. properties leased or available for rent and actively marketed.

Annualised “topped- up” rental income corresponds to the gross amount of guaranteed rent
forthe full year based on existing assets at the period end, excluding any relief.

Portfolio

The portfolio presented includes investment properties, properties under development, as
well as operating properties and properties in inventory for each of the entities, stated at
their fair value. For the hotel operating properties it includes the valuation of the portfolio
consolidated under the quity method. For offices in France, the portfolio includes asset
valuations of Euromed and New Vélizy, which are consolidated under the equity method.
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Projects

o Committed projects: these are projects for which promotion or construction contracts
have been signed and/or work has begun and has not yet been completed at the
closing date. The delivery date for the relevant asset has already been scheduled. They
might pertain to VEFA (pre-construction) projects or to the repositioning of existing
assets.

o Controlled projects: These are projects that might be undertaken and that have no
scheduled delivery date. In other words, projects for which the decision to launch
operations has not been finalised.

Yields/ return
The portfolio returns are calculated according to the following formula:

Gross annualised rent (not corrected for vacancy)

Value excl. duties for the relevant scope (operating or development)

The returns on asset disposals or acquisitions are calculated according to the following
formula:

Gross annualised rent (not corrected for vacancy)

Acquisition value including duties or disposal value excluding duties

Recurring Net Income

The RNI is defined as the recurring result from operational activities and it is used as a
measure of the company performance. The RNI per share is calculated on the diluted
average number of shares over the period (excluding auto- control).

Calculation :
(+) Net Rental Income

(-) Net Operating Costs (including costs of structure, costs on development projects,
revenues from administration and management and costs related to business activity)

(+) Income from other activities
(+) Costs of the net financial debt
(+) RNl from non- consolidated affiliates
(-) Recurrent Tax

(+) BNI from discontinued operations
(=)

Surface

SHON: Gross surface

Recurring Net Income

SUB: Gross used surface
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Debt interest rate

Average cost:
Financial Cost of Bank Debt for the period

+ Financial Cost of Hedges for the period

Average used bank debt outstanding in the year

Spot rate: Definition equivalent to average interest rate over a period of time restricted to
the last day of the period.

Occupancy rate

The occupancy rate corresponds to the spot financial occupancy rate at the end of the
period and is calculated using the following formula:

1- Loss of rental income through vacancies (calculated at MRV)

rental income of occupied assets + loss of rental income

This indicator is calculated solely for properties on which asset management work has been
done and therefore does not include assets available under pre-leasing agreements.
Occupancy rate are calculated using annualised data solely on the strategic activities
portfolio.

The indicator “Occupancy rate” includes all portfolio assets except assets under
development.

Like-for- like change in rent

This indicator compares rents recognised from one financial year to another without
accounting for changes in scope: acquisitions, disposals, developments including the
vacating and delivery of properties. The change is calculated on the basis of rental income
under IFRS for strategic activities.

This change is restated for certain severance pay and income associated with the ltalian
real estate (IMU) tax.

Given specificities and common practices in German residential, the Lile- for- Like change is
computed based on the rent in €/m? spot N versus N-1 (without vacancy impact) on the
basis of accounted rents.

For operating hotels (owned by FDMM), like- for- like change is calculated on an EBITDA basis

Restatement done:

o Deconsolidation of acquisitions and disposals realized on the N and N- 1periods
o Restatements of under work assets, ie. :
- Restatement of released assets for work (realized on N and N- 1years)

- Restatement of deliveries of under- work assets (realized on N and N- 1years).
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Like-for- like change in value

This indicator is used to compare asset values from one financial year to another without
accounting for changes in scope: acquisitions, disposals, developments including the
vacating and delivery of properties.

The like-for-like change presented in portfolio tables is a variation taking into account
CAPEX works done on the existing portfolio. The restated like-for- like change in value of this
work is cited in the comments section. The current scope includes all portfolio assets.

Restatement done:

o Deconsolidation of acquisitions and disposals realized on the period

o Restatement of work realized on asset under development during the N period
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