


Welcome address

Today’s Agenda — Swiss Prime Site Capital Markets Day 2019

Management presentations

ShED S HNAL René Zahnd (CEO Swiss Prime Site) and Peter Lehmann (CEO Swiss Prime Site Immobilien)

Retail property tour
Pallas Kliniken — aesthetics flagship clinic at Jelmoli

10.40 - 12.00

Lunch

12.00-13.15 at Jelmoli — The House of Brands

Development projects property tour

13.15-17.00 West-Log (city logistics in Zurich), JED and YOND (offices in Schlieren respectively Zurich)

Apero

Lyd00= LU0 at YOND, Zurich

End of programme
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Business update

Project pipeline overview

Projects on the site visit

Guidance and summary
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Business update | Market

Balanced portfolio throughout attractive regions of Switzerland

- - N\
- l
P - Schaffhauséis, % /

2

4 @asel . ‘
” ‘ ® , Baden Kloﬁ'ne o o

T L]
A Types of use
> @ t?na e tz@m%h Uster St.Gz%{ @ Office
/ Q \ \ : / Mixed
Sol Langenthal | i, O @ Retail
/ Biel : Qwum - * : @uQ L / Size of dot according
A Chaux-de-Fonds X / to fair value
® i ¢ @Jgerne
/ 7 e g = N
& ° B V4 Chur
_ 4 Davos
/ § ““Spiez
/ cgusanne P ”
I == Vevey
Nfor - Montreux >
\ y - - _Brig-Glis
- wSion Bellinzona

Locarno
Martigny o

4 Luga ne

Portfolio split by region
Basis: fair value as at 30 June 2019

Southern Switzerland 1%

Northwestern
Switzerland 13%

Zurich | 23 October 2019 SWISS PRIME SITE

Capital Markets Day 2019



Business update | Market

Office (>40%) with highest share within portfolio

Portfolio split by type of use . . . .
Basis: net rental income as at 30 June 2019 Swiss Prime Site — PrOperty pOI’thlIO

* Portfolio of premium quality properties in prime
locations with stable values

Other 3%

"""""""""""""""" N W = Commercial and service companies as major
Parki T.‘.Q.,.E_?.%... “‘ tenants

.................................................. ' = 44% are currently let as offices and 28% as retail

space
Assisted Living P

Tertianum 7%

® The maturity profile of the portfolio is long-term
(WAULT >6 years)

= Approximately 25% of net rental income is
Retail 28% . generated by contracts with a lease term of ten
.............................. years Or more
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Business update | Market

Healthy Swiss office market | Zurich with strong demand

Dublin, Helsinki, London City, Stockholm
Prague

St. Petersburg

Edinburgh, Lisbon, London West End, Lyon,
Manchester, Stuttgart
Brussels, Dusseldorf

Budapest, Rome
Berlin, Cologne, Frankfurt, Hamburg, Milan
Amsterdam, Barcelona, Luxembourg, Madrid, Munich, Oslo

Athens

Kiev, Warsaw

Zurich

Moscow

Bucharest, Geneva, Istanbul

Source: JLL

Rental
growth slowing

Rental
Growth
Accelerating

Paris CBD

Rents falling

Rents
bottoming out

Zurich office market highlights

" Healthy absorbtion especially in
Zurich CBD with expectation of rising
prime rents

= Office supply in the Zurich region has
fallen below 300 000 m? in Q2 2019
for the first time since 2010 according
to JLL

" Prime office net yields are at 2.0%
(-30 bps YoY) in Zurich
(Source: Wuest Partner Q2 2019)
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Business update | Market

Increase in logistics demand requires investment in infrastructure too

o

Yverdon

INDUSTRIE- & LOGISTIKZENTREN [STADT/CITY LOGISTIK|

Winterthur

= St. Gallen

Harkingen- % " Zurich
Niederbipp I

Luzern

Payerne

Lausanne

Z:\/Genéve
Construction plans Highlights
" Test track Harkingen/Niederbipp to Zurich until 2030, = Allows the flexible and underground transport of pallets and
10 main hubs planned along the route, expected containers using a sustainable and automated logistics system

infrastructure investments: CHF 3 bn " : : : e
" Political consultation process ended in July 2019 with positive signals

" By 2050 Lake Geneva to Lake Constance from different parties

Source: CST
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Business update | Financials

Financial update H2 2019

Third-party asset management

S,
-—

5th capital increase for Swiss
Prime Investment Foundation
(SPIF) in the amount of up to
CHF 125 million (subscription
period: 1 to 31 October 2019)

Asset management contract with
SPIF renewed until 2023

Bond issue

CHF 170 million 12-year straight
bond with a coupon of 0.375%
(August 2019)

Tax voting

I__ )

Federal Act on Tax Reform and
OASI Funding (19 May 2019):
positive effect of CHF 158 million
in H1 2019, further marginal
positive effects from Zurich
(1 September 2019) and Solothurn
(15 December 2019) votings
expected
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Business update | Group Companies

Real Estate: Successful portfolio management (e.g. Mullerstr. Zurich)

Key takeaways

" Purchased in October 2018 from a Credit Suisse
property fund as part of the Sihlcity swap deal

" Prime CBD location close to main station Zurich
(outstanding public transport connections incl. tram
and suburban trains) with a floor space of
13 692 m?

" Building currently fully let until 2021 (no extension
with the current tenant)

" New long-term lease contract signed with a single
tenant in fall 2019

" Expected significant increase in fair value

" Portfolio overall: revaluation gains H2 2019
expected to be higher than in H1

Image: Millerstrasse, Zurich
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Business update | Group Companies

Tertianum: Sales process on track

Highlights HY 2019

Geographical distribution 2019

Other important figures

# Employees ~4 700
# Nursing beds 3 323
# Senior apartments 1 914

" Expansion of the network to 78 locations throughout Switzerland (as of 30 June 2019)
" Opening of Tertianum «Rebgarten» in Liestal in October 2019
* Full-year 2019 on track: sales CHF >500 million and EBIT CHF >30 million

Growth 2010 - 2019ff

18 operations

21 operations

53

operations

71
operations

~80

operations

New
strategy:
«assisted
living»

Acquisition of
Tertianum
by
Swiss Prime
Site

Acquisition
of
SENIOcare

Acquisition of
Boas Senior
Care
(Romandie)

Chiasso,
Liestal,
Les Ponts-
de-Martel,

Saint-Imier,

Fresens

~90-100
operations

Project pipeline and
acquisitions
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Business update | Group Companies

Jelmoli (1|2): Successful evolvement of premium retail in Zurich

Highlights

" New «Beauty World»
opened in summer 2019

" Mix of premium brands and
shop-in-shop concepts offer
an attractive custumer
journey

" Thanks to the flexible floor
spaces, new brands and
shops can be launched
rapidly (e.g. 2019: Breitling
shop & bar, Hublot store)

m——— 27 ®latil: = Expansion (2 500 m?) at the
= | Zurich airport on the way
— (opening in May/September
= 2020)

Lo
= = ,{:;";?j
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Business update | Group Companies

Jelmoli (2|2): Pallas aesthetics clinic

Highlights

" Project created the largest
aesthetics flagship clinic for
Pallas Kliniken in the 4" floor
of Jelmoli

* Pallas Kliniken (founded
1994) is the leading private
beauty and lifestyle clinic
operator with 17 branches
and approx. 400 employees
in Switzerland

* Perfect match of targeted
customers with attractive
synergies

* Floorspace: 900 m? (former
back office for Jelmoli)
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Business update | Group Companies

Wincasa: Expansion of platform «streamnow» within the portfolio

5 stream ' HOME BUSINESS PARTNER ~ UBERUNS  KONTAKT

Smart Home

Integrierte Smart-Home-Steuerung und Energiemonitoring

Concierge

A
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https://youtu.be/he0wbd6eXhE

SWISS PRIME SITE

Business update René Zahnd
Project pipeline overview Peter Lenmann
Projects on the site visit Peter Lehmann
Guidance and summary René Zahnd

Zurich | 23 October 2019 Capital Markets Day 2019 14



Project pipeline | Reasons for project development

Convincing reasons for project development

ST
ab
CH

INDEPENDENCE

Independence from the
transaction market

7 -
o) oall @
RENTAL INCOME REVALUATION INNOVATION
GAINS
Leverage of additional Projects with above-average Use of the latest technology
potential for rental income yields (e.g. BIM)
CAPITAL GAINS SYNERGIES SUSTAINABILITY

Additional profits
from disposals

Leveraging of synergies
within the Group

Active influence on
sustainability issues
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Project pipeline | Properties under construction

CHF ~800 million and eight building sites

Values in CHF . . s
Pipeline: CHF 2 billion

900 million Under construction:

| e CHF ~800 million

816 million rien
Espace Tourbillon, Plan-les-Ouates 180 million 700 'miiiion In deveIOpme_n_t:

CHF ~800 million

Tertianum, Richterswil 45 million | 636 million 1 600 million
Tertianum, Monthey 30 million | Reserves: CHFE ~400 million
JED I, Schlieren 93 million 561 million 500 million
Stiicki Park |, Basel 94 million 400 million
West-Log, Zurich 89 million | 300 million
285 million
Schonburg, Bern 195 million 200 million
-+ 100 million
YOND, Zurich 90 million

2019 2020 2021 2022 2023 2024 2025
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Project pipeline | Projects in planning

CHF ~800 million in development and CHF ~400 million reserves

Values in CHF . . S
. Pipeline: CHF 2 billion

+ 900 million Under construction:

803 million CHF ~800 million
800 million

VMA Pré-Bois, Meyrin 156 million 700 million I(?HdFeVZIé)Opm.e”r.]t:

-~ mition
Maag site, Zurich 100 million | 600 million Reserves: CHE ~400 million
Stiicki Park |1, Basel 94 million 1 500 million
{ 400 million
Alto Pont-Rouge, Lancy 280 million 300 million
‘ { 200 million
Tertianum, Paradiso 70 million

£ 100 million

JED II, Schlieren 69 million 103 million
Tertianum, Olten 34 million ‘
2020 2021 2022 2023 2024 2025 2026
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Project pipeline | Projects in planning

Projects in planning — building application submitted for JED Il

Projects

3 : 2 1 i L iij'“ \ ’ T B =
Tertianum Tertianum Alto Pont-Rouge JED I Stucki Park Il Maag site VMA Pré-Bois
Paradiso Olten Lancy Schlieren Basel Zurich Meyrin

. . architectural district plan

Building permit

e o 0 in in
Pre-letting status 100% 100%
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SWISS PRIME SITE

Business update René Zahnd
Project pipeline overview Peter Lehmann
Projects on the site visit Peter Lehmann
Guidance and summary René Zahnd
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Project pipeline | Demand for logistic buildings

Potential for real estate companies in urban logistics market

Trend in rental prices for logistics properties
Index December 2007 = 100 Facts and comments

150 = Multi-channel distribution in
140 retail is driving the need for
logistics assets
130
= Both traditional and online
120

retailer need warehouses close

110 to customers
100 — " Rise in logistics rents is
90 & expected to continue for both

sub-segments

80 = Swiss Prime Site invests in

logistic projects (Espace

o . Tourbillon, West-Log) and sites
Light industrial, UK (Oberbuiren, Otelfingen,
Niederwangen, Regensdorf)

2007 2008 2009 2010 2011 2012 2013 2014 2015 2016 2017 2018

—— Light industrial, continental Europe
Prime logistics, continental Europe == Prime logistics, UK

Source: Credit Suisse, PMA
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Project pipeline | Demand for logistic buildings

E-Commerce forces changes in transportation

Change in number of parcels in millions
compared with the previous year (estimate)

Facts and comments

“ Digitalisation brings fundamental
changes to the transport industry

80%
70% " Drones, fully automatic goods
60% transports, robots etc. with great
50% potential
‘0% = Digital h ly th
e igita commerce has cu_rrgntyt e
greatest influence on logistics
20% requirements
10%
0% " Increase in parcels transported by +20%
2005 2007 2009 2011 2013 2015 2017 in Switzerland since 2013
. Parcels in Switzerland, total: increase over previous year ® Increase of share in priority
______ i Swiss Post: proportion of priority consignments (scale at right) consignments from 27% (2005) to 53%

(2017) in Switzerland

Source: Credit Suisse
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Project pipeline | Site visit

Project «West-Log» | Urban logistic hub for Zurich

S eyl | [ “3&,‘

“incl. land

Highlights

" Project: Urban logistic
property at the city border

® Success factors: The site is
ideally connected for logistic
and private traffic thanks to
the nearby motorway.
Elektro-Material AG (Rexel
Group) as anchor tenant
(85% of rental space)

" I[nvestment volume:
CHF 89 million’,
completion 2020

" Net Yield: ~4% (on cost)

Zurich | 23 October 2019 SWISS PRIME SITE

Capital Markets Day 2019 22



Project pipeline | Site visit

JED (1|3) | A place for innovative collaboration close to Zurich

Highlights

" Project: Transformation and
densification of the former NZZ
printing site (acquired in 2015)

" Success factors: The site is
located next to the railway
station Schlieren and the new
tram line of the Limmattalbahn

= Zuhlke and Halter as anchor
tenants (current letting status:
75%)

" Investment volume:
e T - CHF 93 million* (phase 1),
T e S S completion 2020/21
ainment . ,

NG o ' & " Net yield: ~5% (on cost)

hh

“incl. land
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Project pipeline | Site visit

JED (2|3) | «2226» or «the future of building»

Highlights

" Project «2226x»:
Densification of the existing
site through a building with
high comfort for users
(without heating, cooling and
ventilation, however, with
stable temperature of 22-26°
and optimal humidity)

® Success factors: Urban
location next to the railway
and new tram station

" Investment volume:
CHF 69 million™ (phase 2),
completion 2021

" Net yield: ~6% (on cost)

“incl. land
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Project pipeline | Site visit

JED (3|3) | «2226» with highly efficient cost structure

Life Cycle Costs (LCC) Energy Consumption Construction Costs

6.000€/m?

140 KWh/m2 p.a.

Maintenance costs

3.070€/m?

1.910€/m?

Maintenance costs

m2 2 .4a.
Construc:ifr:%f}fsts 45 KWh/m p-a 1.430€/m?

1.430€/m2
Construction Costs

-49% -67% -25%

Standard property Standard property

wlandara property

Source: Baumschlager Eberle Architekten
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Project pipeline | Site visit

YOND (1|2) | Innovative building and flexible spaces in Zurich

Highlights

" Project: Flexible spaces for
service (e.g. Coople,
JobCloud, Vebego) and
manufacturing companies
(e.g. Better Taste)

" Success factors: Innovative
real estate project, planned
and developed based on
lean principles with a focus
on flexibility and simplicity
(current letting status: 80%)

" Investment volume:
CHF 90 million’,
completion 2019/20

" Net yield: ~5% (on cost)

“incl. land
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Project pipeline | Site visit

YOND (2|2) | New Swiss headquarters of Coople, JobCloud and Vebego

Zurich | 23 October 2019 SWISS PRIME SITE Capital Markets Day 2019 27



Project pipeline | Office project in Geneva

Alto Pont-Rouge (1|2) | Demand for large flexible spaces in Geneva

| NUTETIN L

nd N Highlights

N " Project: Modern office
; . ] building with ~35 000 m?
—1 T gross area in Geneva’s
- Tl Praille-Acacias-Vernets
E \ 3 \\\j\ ' (PAV) development zone
] = Success factors: Attractive

n price offering («factor 4»),
“ 1 mmmi directly connected with the
' I ‘ CEVA railway station Lancy-

e LR, o R o | ol T - iai!““l Pont-Rouge
e ¥ W TR ; 1= " |nvestment volume:

-

CHF 280 million”,
completion 2022

" Net yield: ~5% (on cost)

“incl. land
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Project pipeline | Office project in Geneva

Alto Pont-Rouge (2|2) | Demand for large flexible spaces in Geneva
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SWISS PRIME SITE

Business update René Zahnd
Project pipeline overview Peter Lehmann
Projects on the site visit Peter Lehmann
Guidance and summary René Zahnd
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Guidance

Confirmation of our targets

Expected rental income from developments* Vacancy rate 2019E
Values in CHF m Active vacancy management with an expected
vacancy rate of < 5%
Total CHF 83 million
’ | \ Earnings contribution of Services segment 2019E

Targeted further growth of Services segment earnings |

1o Tertianum is heading for an EBIT contribution of
: over CHF 30 million ’
15.2
14.0
2 Revaluation gains 2019E
1.1 : : : :
479 Due to active portfolio management revaluation gains
. in H2 expected to be higher than in H1 ’
Rental 2019E 2020E 2021E 2022E 2023E 2024E Dividend policy

income 2018 . . . .. . . .
Swiss Prime Site maintains an attractive dividend policy

* assuming full letting and including investment properties under construction
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SWISS PRIME SITE

Analyst and investor contact

Markus Waeber
Investor Relations

Head Investor Relations
Business: +41 58 317 17 64
Mobile: +41 79 566 63 34
markus.waeber@sps.swiss

Company calendar

Results financial year 2019 27 February 2020

Annual General Meeting 24 March 2020

Zurich | 23 October 2019

Media contact

Mladen Tomic
Media Relations

Head Corporate Communications
Business: +41 58 317 17 42

Mobile: +41 79 571 10 56
mladen.tomic@sps.swiss

Headquarters Zurich office Geneva office
Swiss Prime Site AG Swiss Prime Site AG Swiss Prime Site AG
Frohburgstrasse 1 Prime Tower, Hardstrasse 201 Rue du Rhéne 54
CH-4601 Olten CH-8005 Zurich CH-1204 Geneva

Phone: +41 58 317 17 17
WWW.SPS.SWISS
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Appendix
Constructions (1|5): Espace Tourbillon, Plan-les-Ouates

Highlights

* Project: Multifunctional
industrial and commercial
park with efficient logistics,
total 95 000 m? usable space

® Success factors: Tailor-
made for 4 000 workplaces

" Partial sale and letting:
two sold to Wilsdorf (C & D),
one partially sold in condo-
minium ownership (A), two in
pre-letting phase (B & E)

" Investment volume:
CHF 180 million* (excl. sold
buidlings), completion 2022

-
ey

" Net yield: ~6% (on cost)

“incl. land
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Appendix
Constructions (2|5): Tertianum elderly care home, Richterswil

Highlights

" Project: Assisted living and
nursing beds for the
community of Richterswil

® Success factors:
Successful Public Private
Partnership («PPP») project
with the community of
Richterswil, Tertianum and
Swiss Prime Site Immobilien

" I[nvestment volume:
CHF 45 million’,
completion 2021

" Net yield: ~4% (on cost)

“incl. land
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Appendix
Constructions (3|5): Tertianum elderly care home, Monthey

,
4

" Project: Assisted living and
nursing beds for community
of Monthey

.
4

® Success factors: New
construction in an attractive
inner-city location; expansion
of the Tertianum network in
the Canton of Valais (french-
speaking part of Switzerland)

" I[nvestment volume:
CHF 30 million’,
completion 2021

" Net yield: ~4% (on cost)

“incl. land
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Appendix

Constructions (4|5): Stucki Park |, Basel

“incl. land

L]

—————

] R

i AW TIPS
% \('§‘>\;\;\,

Highlights

" Project: Creates a new
centre for 1 700 workplaces

" Success factors: Meets

need for laboratory and
office spaces from new and
existing tenants such as
Lonza, Medartis, Technology
Park Basel (current letting
status: 50% for the first two
properties)

" Investment volume:
CHF 94 million™ (phase 1),
completion 2020

" Net yield: >5% (on cost)

Zurich | 23 October 2019
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Appendix
Constructions (5|5): Schonburg, Bern

w oW Highlights

" Project: Comprehensive
project to generate
significant added value for
the city of Berne and the
residents of Schdonburg

" Success factors: Budget
design hotel Prizeotel and
food retailer/fitness operater
Coop as anchor tenants. In
addition 142 urban city flats
(current letting status: 95%).

" Investment volume:
CHF 195 million”,
completion 2019/20

" Net yield: ~3% (on cost)

“incl. land
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Appendix
Developments (1]4): Maag site, Zurich

=

“incl. land

Highlights

" Project: Further
densification of the
existing Maag site

" Success factors:
Popular city location with
excellent transport
connections

" I[nvestment volume:
CHF 100 million’,
completion 2024

" Net yield: >5% (on cost)
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Appendix

Developments (2|4): Stucki Park Il, Basel

Fi.) [y
%,

.. 4yl
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“incl. land

Highlights

" Project: Creates a new
centre for 1 700 workplaces

" Success factors: Meets
need for laboratory and
office spaces from new and
existing tenants such as
Lonza, Medartis, Technology
Park Basel

" Investment volume:
CHF 94 million™ (phase 2),
completion 2023

" Yield: >5% (on cost)
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Appendix
Developments (3|4): Tertianum Residence Du Lac, Lugano-Paradiso

Highlights

" Project: Exclusive Tertianum
residence with assisted living
and nursing beds

- - .
"’i f y location close to Lugano,
Lt -smrnrr T"-WT‘!-_ L . oo J QU = TR expansion of the existing

Jmmen T = ‘?'*Hm' S S AR 7 i e Tertianum network in the
T e ‘ ‘ T . Canton of Ticino (italian-

1% T e T ___ ' > s 114 : speaking part of Switzerland)

] ~—3F . e B = Success factors: Prime
S

" I[nvestment volume:
CHF 70 million’,
completion 2022

" Net yield: ~4% (on cost)

“incl. land
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Appendix
Developments (4|4): Tertianum elderly care home, Olten

Highlights

" Project: Modern working
spaces for life science
companies; elderly care
home (phase 1)

za t

B

|

f

® Success factors: The up-
and-coming former industrial
site of the city of Olten is
growing very dynamically
(e.g. medtech company
Sensile Medical as tenant)

|
-/

[ 11 ]
Lmmm !
[ 11}
BNE
m |
ma

1

| H
,.1.
1

e | sy sam,

A\

Fhaa | lma I
III=_—1=II

" Investment volume:
CHF 34 million™ (phase 1)
completion 2021

] |
i‘_:_,

" Net yield: ~4% (on cost)

“incl. land
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SWISS PRIME SITE Disclaimer

Details published in this presentation are for information purposes only and should not form the basis for any investment decisions or recommendations to purchase Swiss Prime
Site AG securities. The content of this presentation was diligently researched and compiled. However, Swiss Prime Site AG accepts no liability for the accuracy, completeness or up-
to-date nature of the details provided and is in no respect liable for any indirect or direct losses, liability claims, costs, receivables, expenses or damages of any kind that may arise
from, or be connected to, the use of any or all of the information contained in this presentation.

This presentation may contain certain forward-looking statements, which can in some cases be identified by the use of words such as «believe», «intend», «estimate», «assume»,
«expect», «forecast», «plan», «can», «may», «should» or similar expressions. These forward-looking statements are subject to known and unknown risks, uncertainties and other
factors which could result in the actual results, financial situation, developments or services of Swiss Prime Site AG deviating significantly from those directly or indirectly referred to
in the forward-looking statements.

Due to these uncertainties, investors should not rely on these forward-looking statements. Swiss Prime Site AG cannot guarantee that opinions contained in this presentation and

any forward-looking statements will turn out to be accurate. For this reason, Swiss Prime Site AG accepts no responsibility or obligation to release any public updates to these
forward-looking statements or to adjust them to future events, developments or expectations of Swiss Prime Site AG on which these forward-looking statements were based.
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