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Although refinancing risk has been easing, new lending to the real estate
Industry remains low

Historical trend of new lending to the real estate industry (% chg. yoy)
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CMBS market continues to be frozen

Historical trend of CMBS issued in Japan
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Meanwhile, the residential market has been showing signs of bottoming.
Contract ratios for new condos have been recovering

Contract ratios for new condominiums in the Tokyo Metropolitan area
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Because of limited new supply, supply-demand conditions on new
condos have tightened and inventories are decreasing

Market inventories for new condominiums in the Tokyo Metropolitan area
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Condo demand is still strong among 1970s-era baby boomers, but supply of low
to mid priced condos is still low. This mismatch is showing up as growing
demand for second-hand condos

Number of transactions for second-hand condominiums

in the Tokyo Metropolitan area
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As the number of second-hand condo transactions has picked up, prices
have been showing signs of bottoming out in central Tokyo

Average per-tsubo price for second-hand condominiums
In the Tokyo Metropolitan area
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On the other hand, commercial real estate transactions remain stagnant. Transactions
over ¥10bn are still few, although transactions less than ¥2bn can be seen from
wealthy individuals or the other investors

Number of transactions over ¥10bn in size
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Note: The dates based on report dates as opposed to the transaction dates
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The consensus yield for Tokyo Class-A office buildings has been regarded
as being 4-5%, but actual transactions are few

Investors' expected rate of return on top-class office buildings

in the Marunouchi/Otemachi area
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Source: Japan Real Estate Institute

Based on a survey from 120 respondents including insurance companies (Daido Life, etc.), asset managers (LaSalle Investment Management etc.),
UBS developers (Nomura Real Estate etc.), rating agencies and JREIT management companies
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Foreign investors have remained quiet over the past 2 years

Examples of recent property transactions by foreign capital
reported by the media

Date of Asset type (s) Location Property name Price  Investor

media report (¥bn)

Jan 10 Retail Chiba Aeon Mall Chiba New Town 34.0 SEB

Jun 09 Office Tokyo KDX Toyosu Grandsquare 34.0 Carlyle, Korean National Pension Corporation

Apr 09 Residential Tokyo Lietcourt Arx Tower 13.0 St Martins Property (acquired by the Kuwaiti govt in 1974)
Dec 08 Distribution facility Nationwide Prologis Japan Properties Fund na. GIC

Dec 08 Office Tokyo Shibuya Duplex 16.0 Union Investment

Oct 08 Office Tokyo Glass City Harumi 16.0  Union Investment

Sep 08 Retail Osaka La Porte Shinsaibashi 14.4 DEGI (Deutsche Gesellschaft fur Immobilienfonds)
Aug 08 Retail Tokyo SoLaDo Harajuku 15.0 Union Investment

Aug 08 Office Tokyo Italian Cultural Institute 16.3 Red Wood Group

Aug 08 Office Tokyo DaVinci Kamiyacho 17.0 Commerz Real (Commerz Bank Group)

Jun 08 Office Tokyo Nikko Building 19.0 RREEF (Deutche Bank Group)

May 08 Office Osaka Nittetsu Midosuji Building 12.0 LaSalle Investment Management

May 08 Office Tokyo Shinsei Bank Meguro Branch 19.2 Lone Star Real Estate Fund

Apr 08 Retail Osaka Urban Terrace Chayamachi 10.0 Deka Immobilien

Mar 08 Office Tokyo Shiomi Koyama Building 20.0 Union Investment

Mar 08 Office Tokyo Shinsei Bank Headquarters 118.0 Morgan Stanley Group

(92.7bn non-recourse financing provided from Deutsche Bank.
Securitized in July 08)

Feb 08 Office Tokyo Citi Group Center 48.0 Morgan Stanley Group

Feb 08 Hotel Tokyo Westin Hotel Tokyo 77.0 GIC

% [ ]BS Source: Nikkei Shinbun, Nikkei Real Estate Market Information




JREITs resumed equity raising from October last year. If equity financing of JREITSs
continues, there should be positive impacts not only on the JREIT market but also for
the real estate market as well

Equity raised by JREITs
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Source: UBS based on company data

Note: The amount is the sum of equity raised during and after IPO
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One important factor for real estate sector performance is the trend of the Tokyo office
market, as indicated by the vacancy rate. Vacancy rate was 8.25% as of January 2010,
approaching the 8.57% peak seen during the past cycle

Office vacancy rates in Tokyo's five main wards (surveyed by Miki Shoji)
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The determining factor for the trend of Tokyo office space demand is the
economic cycle

UBS economic forecasts

CY2008E CY2009E CY2010E CY2011E QL/09A Q2/09E Q3/09E Q4/09E QL/10E Q2/10E Q3/10E Q4/10E

Nominal GDP -2.0 -6.0 0.3 1.2 -3.4 -0.1 -0.5 0.2 0.1 0.2 0.2 0.1
Real GDP -1.2 -5.0 2.0 1.4 -3.2 1.3 0.0 1.1 0.4 0.3 0.3 0.2
Private demand -1.5 -4.8 0.8 2.3 2.7 -0.6 -0.6 0.7 0.3 0.3 0.4 0.4
Private consumption 0.6 -1.1 1.7 14 -1.3 1.1 0.6 0.7 0.2 0.3 0.3 0.3
Residential investment -8.0 -13.9 -7.5 5.4 -6.5 9.4 -7.8 -3.4 0.5 0.5 1.0 1.0
Capex -4.1 -19.2 1.2 7.5 -8.7 -4.2 -2.5 1.0 1.0 1.0 1.5 1.5
Public demand -1.2 2.4 -0.4 -3.5 1.2 1.3 -0.2 0.4 0.1 -0.3 -0.9 -1.2
Net exports (contr.) 0.2 -2.0 1.4 0.5 -0.6 1.8 0.3 0.5 0.2 0.2 0.1 0.2
Deflator (yly, %) -0.9 -1.0 -1.7 -0.1 0.3 -0.7 -0.7 -3.0 -3.0 -1.8 -1.4 -0.6
CPI 1.4 -1.3 -1.5 -0.2 -0.1 -1.0 -2.3 -2.0 -1.6 -1.9 -1.6 -1.0
10-yr JGB 1.2 1.3 15 1.7 1.4 1.4 1.3 1.3 1.3 15 1.5 15

Source: Cabinet Office, BOJ, MoF, UBS estimates (as of 18 February 2010)
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Economic indices such as machinery orders are implying the vacancy rate may peak
out in the near future, but are also implying that the vacancy rate may stay high
throughout this year

Vacancy rate in Tokyo's 5 main wards vs. private sector machinery orders
(15 months forwarded)
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We expect the vacancy rate to stay over 8% until autumn this year,
reflecting the weak economic outlook

Quarterly estimates for vacancy rates in Tokyo’s 5 main wards
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If the economy remains stagnant not only this year but next year as well, the Tokyo
office market will come under additional pressure because the supply of new space
will increase in 2011 and 2012

Net office space supply in Tokyo's 23 wards and 5 main wards
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As long as the vacancy rate stays high, we believe rents will continue to

weake

n throughout this year
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Large developers’ share prices have been weakening over the past 6 months
reflecting weak fundamentals

Relative performance of TSE real estate index (developers) relative to TOPIX
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However, valuations are not demanding. We expect upside potential for
developers if we were to see more signs of improvement in their fundamentals in
the future

Historical implied cap rate
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Meanwhile, JREITs have started to weaken since mid August

Historical performance of TSE REIT index
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We believe concerns about lower cash flow as a result of rises in office
vacancy rates has been putting pressure on JREITS
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More than half of underlying assets for JREITs are offices. And 3 out of
the top 5 JREITs are office REITSs.

Breakdown of assets held by JREITs JREIT market cap structure
(Data as of 26 Feb, 2010) (Data as of 26 Feb, 2010)
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The market is paying attention to the timing of the bottoming out of dividends. We
expect dividends for large office REITs to bottom out by H1 2011

Trend in dividend per share of NBF and JRE
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Valuations are not demanding. JREIT dividends are yielding 5.8%, with
a 4.5% spread over the 10-year JGB yield

JREIT historical dividend yield and spread over risk-free rate
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JREITs are trading at a 19.5% discount to NAV, which is still in an
historical low range

JREIT price premium/discount to NAV
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The residential sector had a good run throughout last year reflecting an easing of
the credit crunch. This year to date, the office sector has been outperforming
backed by anticipation of office vacancies peaking during this year

JREIT total return performance relative to UBS JREIT Index by property type

1 mo 3 mo 6 mo 10y 2.0y 30y 40y
Office 0.0% 2.3% 0.1% -12.7% -1.8% 5.5% 13.6%
Retall 1.1% 4.1% 0.5% 9.7% 20.8% 10.5% -1.8%
Diversified -0.1% -1.6% -1.8% 6.7% -1.8% -4.2% -3.9%
Residential -3.6% -1.2% 0.8% 32.1% -12.3% -17.5% -29.1%
Industrial -2.3% -8.2% 7.8% 4.5% 42.3% 35.2% 21.3%
Hotel 4.9% -1.7% -2.1% -3.3% -32.8% -42.9%

Source: UBS
Prices as of 26 Feb-10
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Meanwhile, consolidation has been taking place among JREITs

Recent examples of JREIT merger

Surviving REIT

Invincible

Advance Residence
Japan Retail Fund
B Life

Japan Rental Housing

Source: Company data
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Merging REIT

LCP

Nippon Residential
Lasalle Japan

New City Residence

Prospect REIT

Merger date

1-Feb-10
1-Mar-10
1-Mar-10
1-Apr-10
1-Jul-10

Merger raio

108
32

1 0.295
1023
1075
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We expect further development of sector realignment and public equity
offerings to lead to upside potential going forward

TSE Asset Type Mkt. Current Dividend yield Premium/ Debt
Code cap. price Co. (E) discount To Ratio
( bn) (Yen) NAV
Office Retail Hotel  Residential Industrial  Others (%) (%)
Nippon Building Fund 8951 Office 100.0% - - - - - 426.6 787,000 4.0% -11.7% 42.9%
Japan Real Estate 8952 Office 100.0% - - - - - 375.2 767,000 4.4% -1.8% 39.3%
Japan Retail Fund 8953 Retail - 100.0% - - - - 1779 105,400 6.6% -24.7% 58.5%
ORIX JREIT 8954 Diversified 83.4% 1.8% 5.4% 1.5% 7.9% - 1074 427,000 5.8% -28.7% 44.0%
Japan Prime Realty 8955 Diversified 70.7% 29.3% - - 138.4 195,800 6.6% -17.1% 46.6%
Premier Investment 8956 Diversified 46.4% - - 53.6% - - 38.6 293,900 8.3% -47.2% 47.3%
TOKYU REIT 8957 Diversified 52.7% 47.3% - - - - 738 436,000 6.2% -38.0% 44.7%
Global One Real Estate 8958 Office 100.0% - - - - - 63.7 657,000 5.7% -37.0% 37.2%
Nomura Real Estate Office Fund 8959 Office 100.0% - - - - - 159.0 521,000 6.2% -21.4% 46.2%
United Urban 8960 Diversified 26.0% 38.3% 19.1% 15.7% 0.9% - 96.2 478,000 6.9% -19.0% 44.1%
MORI TRUST Sogo REIT 8961 Diversified 65.9% 23.0% 9.5% 1.6% - - 142.7 784,000 5.0% 34.5% 43.5%
Invincible 8963 Diversified 19.9% 3.2% - 70.1% - 6.8% 10.1 15,800 1.9% -82.7% 61.4%
Frontier Real Estate 8964 Retail - 100.0% - - 106.2 664,000 5.6% 0.6% 47.1%
CRESCENDO 8966 Diversified 47.7% - - 52.3% - - 15.8 119,500 8.3% -67.1% 34.6%
Japan Logistics Fund 8967 Industrial - - - - 100.0% - 85.7 655,000 5.3% -25.8% 24.8%
Fukuoka REIT 8968 Diversified 35.3% 62.1% - 2.6% - - 52.6 491,000 6.8% -26.4% 43.8%
Prospect Reit 8969 Diversified - - - 100.0% - - 55 73,000 7.8% -78.6% 49.4%
Japan Single-residence REIT 8970 Diversified - - 8.2% 91.8% - - 5.2 92,900 8.3% -74.6% 52.0%
Kenedix Realty 8972 Diversified 90.1% 5.4% - 45% - - 56.6 242,500 8.5% -51.5% 39.4%
Joint REIT 8973 Diversified - 29.1% - 70.9% - - 244 233,300 8.6% -40.1% 47.3%
FC Residential 8975 Diversified - - 17.2% 82.8% - - 6.0 183,100 5.5% -53.7% 26.2%
DA Office 8976 Office 100.0% - - - 734 185,500 3.6% -59.4% 25.3%
Hankyu REIT 8977 Diversified 35.9% 58.6% 5.5% - - - 29.7 347,500 7.5% -44.2% 46.5%
Advance Residence 8978 Residential - - - 100.0% - - 245 323,000 5.0% -18.1% 60.2%
Starts Proceed 8979 Residential - - - 100.0% - - 9.0 83,500 9.2% -44.2% 52.8%
Japan Hotel and Resort 8981 Hotel - - 100.0% - - 13.8 130,200 7.7% -73.2% 42.0%
TOP REIT 8982 Diversified 75.1% 14.4% 15% 9.0% - - 62.9 406,000 6.7% -27.5% 50.8%
Japan Office 8983 Office 100.0% - - - - - 17.6 86,200 5.3% -63.3% 41.5%
BLife Investment 8984 Diversified - 4.7% - 95.3% - - 21.6 439,500 4.5% 0.5% 52.8%
Nippon Hotel Fund 8985 Hotel - - 100.0% - - - 6.2 145,800 9.8% -63.2% 47.6%
Japan Rental Housing 8986 Residential - - - 100.0% - - 30.1 129,100 4.3% -35.6% 40.7%
Japan Excellent 8987 Office 100.0% - - - 61.0 394,500 7.4% -30.2% 49.0%
Nippon Accommodations Fund 3226 Residential - - - 100.0% - - 72.0 461,000 5.9% 0.0% 54.4%
MID REIT 3227 Diversified 82.1% 17.9% - - - - 34.0 185,400 9.6% -51.7% 40.5%
Nippon Commercial 3229 Diversified 68.7% 31.3% - - 289 112,100 12.9% -68.0% 51.4%
MORI HILLS REIT 3234 Diversified 80.8% - - 19.2% - - 41.9 262,900 8.2% -50.2% 52.9%
Nomura Residential Fund 3240 Residential - - - 100.0% - - 45.6 363,500 6.5% -6.7% 53.0%
Industrial and Infrastructure Fund 3249 Industrial - - - - 34.9% 65.1% 18.2 230,700 9.4% -46.4% 49.4%

Source: Asset management companies, UBS estimates
U B S Price as of 26-Feb-10
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Statement of risk

* We see downside risk for major real estate companies and JREITs if the economic recovery falters or a financial crisis recurs.

* There is downside risk to JREIT investment unit prices in the event of protracted economic weakness or credit uncertainty in financial markets. There is also downside risk to JREIT
investment unit prices if interest rates climb sharply going forward.

3 UBS
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Required Disclosures

Required Disclosures

This report has been prepared by LUBS Securities Japan Lid, an affiliate of UBS AG. UBS AG, its subsidiaries, branches and affiliates are referred to herein as UBS,

For information on the ways in which UBS manages conflicts and maintains independence of its research product; historical performance information; and certain
additional disclosures concerning UBS research recommendations, please visil www ubs com/disclosures. The figures contained in performance charts refer to the past,
past performance 15 not a reliable indicator of future results. Additional information will be made available upon request

UBS Investment Research: Global Equity Rating Allocations

UBS 12-Month Rating Rating Category Coverage' IB Services"
Buy Buy 43% 40%
MNeutral HoldiNeutral A40% 35%
Sell Sell 13% 26%
UBS Short-Term Rating Rating Category Coverage’ IB Services'
Buy Buy less than 1% 17%
Sell Sell less than 1% 67%

1:Percentage of companies under coverage globally within the 12-month rating category.

2:Percentage of companies within the 12-manth rating category for which imvestment banking (IB) services were pravided within the past 12 months

3 Percentage of companies under coverage globally within the Short-Term rating category.

4. Percentage of companies within the Short-Term rating category for which investment banking (18} services were provided within the past 12 months,

Source: UBS. Rating allocations are as of 31 December 2009

UBS Investment Research: Global Equity Rating Definitions

UBS 12-Month Rating Definition

Buy FSR is = 6% above the MRA

MNeutral FSR is between -6% and 6% of the MRA

Sell FSR is > 5% below the MRA

UBS Short-Term Rating Definition

Buy Buy. Stock price expected to rise within three months from the time the rating was assigned because of a specific catalyst or event
Sell Sell: Stock price expected to fall within three months from the time the rating was assigned because of a specific catalyst or event
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Required Disclosures (continued)

KEY DEFINITIONS
Forecast Stock Return (FSR) is defined as expected percentage price appreciation plus gross dividend yield over the next 12 months.

Market Return Assumption (MRA) is defined as the one-year local market interest rate plus 5% (a proxy for, and not a forecast of, the
equity risk premium).

Under Review (UR) Stocks may be flagged as UR by the analyst, indicating that the stock's price target and/or rating are subject to
possible change in the near term, usually in response to an event that may affect the investment case or valuation.

Short-Term Ratings reflect the expected near-term (up to three months) performance of the stock and do not reflect any change in the
fundamental view or investment case.

Equity Price Targets have an investment horizon of 12 months.

EXCEPTIONS AND SPECIAL CASES

UK and European Investment Fund ratings and definitions are : Buy: Positive on factors such as structure, management, performance
record, discount; Neutral: Neutral on factors such as structure, management, performance record, discount; Sell: Negative on factors such
as structure, management, performance record, discount.

Core Banding Exceptions (CBE) : Exceptions to the standard +/-6% bands may be granted by the Investment Review Committee (IRC).
Factors considered by the IRC include the stock’s volatility and the credit spread of the respective company's debt. As a result, stocks
deemed to be very high or low risk may be subject to higher or lower bands as they relate to the rating. When such exceptions apply, they
will be identified in the Company Disclosures table in the relevant research piece.

Research analysts contributing to this report who are employed by any non-US affiliate of UBS Securities LLC are not registered/qualified
as research analysts with NASD and NYSE and therefore are not subject to the restrictions contained in the NASD and NYSE rules on
communications with a subject company, public appearances, and trading securities held by a research analyst account. The name of each
affiliate and analyst employed by that affiliate contributing to this report follows.

UBS Securities Japan Ltd: Toshihiko Okino.
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Required Disclosures (continued)

Analyst certification

Each research analyst primarily responsible for the content of this research report, in whole or in part, certifies that with respect to
each security or issuer that the analyst covered in this report:

all of the views expressed accurately reflect his or her personal views about those securities or issuers; and (2) no part of his or
her compensation was, is, or will be, directly or indirectly, related to the specific recommendations or views expressed by that
research analyst in the research report.

Note: Unless otherwise indicated, please refer to the Valuation and Risk sections within the body of this report.

Company profile and fee and risk statement under the Japanese Financial Instruments & Exchange Law

Company Name etc: UBS Securities Japan Ltd, Tokyo Branch, Financial Instruments & Exchange Firm, Kanto Local Financial
Bureau (Kinsho) No.232

Associated Memberships: Japan Securities Dealers’ Association and the Financial Futures Association of Japan

UBS Securities Japan Ltd will receive a brokerage fee (including tax) from clients of Wealth Management calculated by multiplying
the executed amount by 1.05 % at maximum (including tax) (10,500 yen (including tax) if the executed amount is less than
10,500yen) for trading domestic stocks and by 1.3125% at maximum (including tax) (26,250 yen (including tax) if the executed
amount is less than 26,250yen (including tax)) for trading foreign stocks. From the clients of Investment Bank, UBS Securities
Japan Ltd will receive a brokerage fee (including tax) based on an individual contract and no standard upper limit or calculating
method. There is a risk that a loss may occur due to a change in the price of the stock in the case of trading stocks, and that a loss
may occur due to the exchange rate in the case of trading foreign stocks. There is a risk that a loss may occur due to a change in
the price or performance of the properties in the portfolio in case of trading REITSs.
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Global Disclaimer

UBS Securities Japan Ltd

East Tower Otemachi First Square 5-1 Otehmachi 1-chome, Chiyoda-ku Tokyo 100-0004, Japan
Telephone: +81 3-5208-6000 Fax: +81 3-5208-6932

Global Disclaimer
This report has been prepared by UBS Securities Japan Ltd, an affiliate of UBS AG. UBS AG, its subsidiaries, branches and affiliates are referred to herein as UBS. In certain countries, UBS AG is referred to as UBS SA.

This report is for distribution only under such circumstances as may be permitted by applicable law. Nothing in this report constitutes a representation that any investment strategy or recommendation contained herein is suitable or
appropriate to a recipient’s individual circumstances or otherwise constitutes a personal recommendation. It is published solely for information purposes, it does not constitute an advertisement and is not to be construed as a solicitation or
an offer to buy or sell any securities or related financial instruments in any jurisdiction. No representation or warranty, either express or implied, is provided in relation to the accuracy, completeness or reliability of the information contained
herein, except with respect to information concerning UBS AG, its subsidiaries and affiliates, nor is it intended to be a complete statement or summary of the securities, markets or developments referred to in the report. UBS does not
undertake that investors will obtain profits, nor will it share with investors any investment profits nor accept any liability for any investment losses. Investments involve risks and investors should exercise prudence in making their investment
decisions. The report should not be regarded by recipients as a substitute for the exercise of their own judgement. Any opinions expressed in this report are subject to change without notice and may differ or be contrary to opinions
expressed by other business areas or groups of UBS as a result of using different assumptions and criteria. Research will initiate, update and cease coverage solely at the discretion of UBS Investment Bank Research Management. The
analysis contained herein is based on numerous assumptions. Different assumptions could result in materially different results. The analyst(s) responsible for the preparation of this report may interact with trading desk personnel, sales
personnel and other constituencies for the purpose of gathering, synthesizing and interpreting market information. UBS is under no obligation to update or keep current the information contained herein. UBS relies on information barriers to
control the flow of information contained in one or more areas within UBS, into other areas, units, groups or affiliates of UBS. The compensation of the analyst who prepared this report is determined exclusively by research management
and senior management (not including investment banking). Analyst compensation is not based on investment banking revenues, however, compensation may relate to the revenues of UBS Investment Bank as a whole, of which
investment banking, sales and trading are a part.

The securities described herein may not be eligible for sale in all jurisdictions or to certain categories of investors. Options, derivative products and futures are not suitable for all investors, and trading in these instruments is considered
risky. Mortgage and asset-backed securities may involve a high degree of risk and may be highly volatile in response to fluctuations in interest rates and other market conditions. Past performance is not necessarily indicative of future
results. Foreign currency rates of exchange may adversely affect the value, price or income of any security or related instrument mentioned in this report. For investment advice, trade execution or other enquiries, clients should contact their
local sales representative. Neither UBS nor any of its affiliates, nor any of UBS’ or any of its affiliates, directors, employees or agents accepts any liability for any loss or damage arising out of the use of all or any part of this report. For
financial instruments admitted to trading on an EU regulated market: UBS AG, its affiliates or subsidiaries (excluding UBS Securities LLC and/or UBS Capital Markets LP) acts as a market maker or liquidity provider (in accordance with the
interpretation of these terms in the UK) in the financial instruments of the issuer save that where the activity of liquidity provider is carried out in accordance with the definition given to it by the laws and regulations of any other EU
jurisdictions, such information is separately disclosed in this research report. UBS and its affiliates and employees may have long or short positions, trade as principal and buy and sell in instruments or derivatives identified herein.

Any prices stated in this report are for information purposes only and do not represent valuations for individual securities or other instruments. There is no representation that any transaction can or could have been effected at those prices
and any prices do not necessarily reflect UBS's internal books and records or theoretical model-based valuations and may be based on certain assumptions. Different assumptions, by UBS or any other source, may yield substantially
different results.

United Kingdom and the rest of Europe: Except as otherwise specified herein, this material is communicated by UBS Limited, a subsidiary of UBS AG, to persons who are eligible counterparties or professional clients and is only available
to such persons. The information contained herein does not apply to, and should not be relied upon by, retail clients. UBS Limited is authorised and regulated by the Financial Services Authority (FSA). UBS research complies with all the
FSA requirements and laws concerning disclosures and these are indicated on the research where applicable. France: Prepared by UBS Limited and distributed by UBS Limited and UBS Securities France SA. UBS Securities France S.A.
is regulated by the Autorite des Marches Financiers (AMF). Where an analyst of UBS Securities France S.A. has contributed to this report, the report is also deemed to have been prepared by UBS Securities France S.A. Germany:
Prepared by UBS Limited and distributed by UBS Limited and UBS Deutschland AG. UBS Deutschland AG is regulated by the Bundesanstalt fur Finanzdienstleistungsaufsicht (BaFin). Spain: Prepared by UBS Limited and distributed by
UBS Limited and UBS Securities Espana SV, SA. UBS Securities Espana SV, SA is regulated by the Comision Nacional del Mercado de Valores (CNMV). Turkey: Prepared by UBS Menkul Degerler AS on behalf of and distributed by UBS
Limited. Russia: Prepared and distributed by UBS Securities CISC. Switzerland: Distributed by UBS AG to persons who are institutional investors only. Italy: Prepared by UBS Limited and distributed by UBS Limited and UBS ltalia Sim
S.p.A.. UBS ltalia Sim S.p.A. is regulated by the Bank of Italy and by the Commissione Nazionale per le Societa e la Borsa (CONSOB). Where an analyst of UBS lItalia Sim S.p.A. has contributed to this report, the report is also deemed to
have been prepared by UBS ltalia Sim S.p.A.. South Africa: UBS South Africa (Pty) Limited (Registration No. 1995/011140/07) is a member of the JSE Limited, the South African Futures Exchange and the Bond Exchange of South Africa.
UBS South Africa (Pty) Limited is an authorised Financial Services Provider. Details of its postal and physical address and a list of its directors are available on request or may be accessed at http:www.ubs.co.za. United States: Distributed
to US persons by either UBS Securities LLC or by UBS Financial Services Inc., subsidiaries of UBS AG; or by a group, subsidiary or affiliate of UBS AG that is not registered as a US broker-dealer (a ‘non-US affiliate’), to major US
institutional investors only. UBS Securities LLC or UBS Financial Services Inc. accepts responsibility for the content of a report prepared by another non-US affiliate when distributed to US persons by UBS Securities LLC or UBS Financial
Services Inc. All transactions by a US person in the securities mentioned in this report must be effected through UBS Securities LLC or UBS Financial Services Inc., and not through a non-US affiliate. Canada: Distributed by UBS Securities
Canada Inc., a subsidiary of UBS AG and a member of the principal Canadian stock exchanges & CIPF. A statement of its financial condition and a list of its directors and senior officers will be provided upon request. Hong Kong:
Distributed by UBS Securities Asia Limited. Singapore: Distributed by UBS Securities Pte. Ltd or UBS AG, Singapore Branch. Japan: Distributed by UBS Securities Japan Ltd to institutional investors only. Where this report has been
prepared by UBS Securities Japan Ltd, UBS Securities Japan Ltd is the author, publisher and distributor of the report. Australia: Distributed by UBS AG (Holder of Australian Financial Services License No. 231087) and UBS Securities
Australia Ltd (Holder of Australian Financial Services License No. 231098) only to ‘Wholesale’ clients as defined by s761G of the Corporations Act 2001. New Zealand: Distributed by UBS New Zealand Ltd. An investment adviser and
investment broker disclosure statement is available on request and free of charge by writing to PO Box 45, Auckland, NZ. Dubai: The research prepared and distributed by UBS AG Dubai Branch, is intended for Professional Clients only
and is not for further distribution within the United Arab Emirates.

The disclosures contained in research reports produced by UBS Limited shall be governed by and construed in accordance with English law.

UBS specifically prohibits the redistribution of this material in whole or in part without the written permission of UBS and UBS accepts no liability whatsoever for the actions of third parties in this respect. © UBS 2010. The key symbol and
UBS are aming the registered and unregistered trademarks of UBS. All rights reserved.
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