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We refer to Irongate Group’s (“IAP”) ASX announcement dated 12 November 2021
rejecting 360 Capital Group’s (“TGP”) and 360 Capital REIT’s (“TOT”) (together with their
associated entities) (“360 Capital”’) improved indicative and non-binding proposal to
acquire, by way of an agreed trust scheme, all of the stapled securities in IAP for an all
cash consideration of $1.70 per IAP security less the announced distribution of $0.0453
per IAP security for the half year ended 30 September 2021 (“Improved Indicative

Proposal’).

360 Capital is disappointed the IAP Board has again chosen not to engage with 360
Capital despite the Improved Indicative Proposal representing an attractive premium
across a number of valuation metrics as evidenced in the attached materials which were
provided to the IAP Board.

Furthermore, 360 Capital is surprised the IAP Board has not given its securityholders the
opportunity to be aware of and to consider the Improved Indicative Proposal before

releasing its Improved NBIO Rejection Announcement.

360 Capital Managing Director, Tony Pitt said: “360 Capital remains committed to working
with the Board and management of Irongate Group for a period of time, but will remain
disciplined in its investment approach to assets, particularly given current uncertainties in

this rising interest rate environment”.

For further information in relation to the Improved Indicative Proposal and this

announcement please contact either

Tony Pitt James Storey
Managing Director Head of Real Assets
360 Capital Group 360 Capital Group
+61 2 8405 8860 +61 2 8405 8860

360 Capital FM Limited ABN 15 090 664 396 (AFSL 221474) as responsible entity of the 360 Capital Active REIT ARSN 602
303 613 and the 360 Capital Passive REIT ARSN 602 304 432.
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Authorised for release by Kimberley Child, Company Secretary 360 Capital Group.

More information on TOT can be found on the ASX’s website at www.asx.com.au using ASX code “TOT”, at our
website www.360capital.com.au, by calling the TOT investor line:1300 082 130 or by emailing
investor.relations@360capital.com.au.

About 360 Capital REIT (ASX: TOT)

The Fund has a demonstrated track record of consistent quarterly distributions, through a selective and disciplined
investment philosophy, combined with access to real estate-based investment opportunities available to TOT
through the 360 Capital Group, the manager of the Fund.

About 360 Capital Group (ASX: TGP)

360 Capital Group is an ASX-listed, investment and funds management group, focused on strategic and active
investment management of alternative assets. Led by a highly experienced team, the Group operates in Australian
and global markets investing across real estate, public and private equity and credit strategies. We partner with our
stakeholders to identify, invest and realise on opportunities.

360 Capital FM Limited ABN 15 090 664 396 (AFSL 221474) as responsible entity of the 360 Capital Active REIT ARSN 602
303 613 and the 360 Capital Passive REIT ARSN 602 304 432.
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Share Price Performance of Selected A-REITs

360 Capital

The Improved Scheme Consideration is 40.5% above IAP’s undisturbed share price before 360 Capital announced its 9.18% stake acquisition in January 2021.
This is a materially higher return relative to the share price performance of IAP’s office and industrial A-REIT peers during the same period.

IRONGATE

Offer price ASX200 ASX300

A$1.700 Peer 1 Peer 2 Peer 3 Peer 4 Peer 5 Peer 6 Peer 7 A-REIT A-REIT

40.5%
A=+13.9%
A=+22.3%
A =+22.0% A=+21.3%
26.6% v A =+32.5%
Share Price Performance v v

vs. Undisturbed Price
11-Nov-21 vs. 28-Jan-21
(being date prior to TOT’s
announcement of 9.18%
acquisition of IAP) (%)

21.2%

15.2%

19.8%

\
8.9%
6.7%

19.2%

18.4%

<«

(3.5%)

Sources: Company filings, FactSet and Iress. Market data as at 11 November 2021.

Notes: (1) Cash consideration of A$1.70 per IAP security less the announced distribution of A$0.0453 per IAP security for the half year ended 30 September 2021.
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Premium / (Discount) to NTA of Selected A-REITs

360 Capital

The Improved Scheme Consideration represents a premium to NTA per security of 9.7%, making it one of the highest premiums relative to its A-REIT peers. This
is an attractive value proposition for IAP securityholders as 70% of IAP’s portfolio is weighted to office assets, with office peers trading at large discounts to NTA.

Premium / (discount)
to NTA per security (%)@

IRONGATE Office
O;:lr ;)(r)l(clz)e Peer 1 Peer 2 Peer 3 Peer 4 Peer 5 Peer 6 Peer 7
9.7%
A=+7T1% 8.2%
A=+11.6%
v
A =+19.5%

Industrial / Office
split®
Industrial
30%

Office
70%

v

(1.9%)

(2.9%)

(4.9%)

(12.0%)

<

(14.0%)

(8.4%)

Sources: Company filings, FactSet and Iress. Market data as at 11 November 2021. Notes: (1) Cash consideration of A$1.70 per IAP security less the announced distribution of A$0.0453 per IAP security for the half year ended 30 September 2021. (2) Based on latest
reported NTA per security. (3) Industrial / Office split as reported in HY22 Investor Presentation. Weighted by gross property income.
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360 Capital

Last Twelve Months Portfolio Value Uplift and Cap Rate Compression

IAP has already booked significant revaluation gains in the last twelve months, with IAP having reported the highest percentage portfolio value uplift
and largest cap rate compression relative to its A-REIT peers in both industrial and office assets.

Industrial Office
IRONGATE Peer 1 Peer 2 Peer 3 IRONGATE Peer 1 Peer 4 Peer 5 Peer 6 Peer 7
Industrial portfolio  Industrial portfolio Office portfolio Office portfolio
31.1% A=13.4%
27.1%

Like-for-like portfolio

value uplift over last A=8.1%

twelve months (%)@ 15.6%

10.5% 10.6%
7.6%
0,

-
(13 bps) (18 bps)
29b
(40 bps) (29 bps) (36 bps) (29 bps)
Like-for-like portfolio (58 bps)
cap rate compression (82 bps)
over last twelve months
A=(15b
(bps)® (125 bps) T (15 bps)
(140 bps) A= (51 bps)
P.4

Sources: Company filings. Notes: (1) Like-for-like based on assets existing in both last reported and previous corresponding period (i.e. excludes acquisitions and divestments during the period). Last twelve months based on last reported and previous corresponding period.

IAP based on Sep-21 and Sep-20, and peers based on Jun-21 and Jun-20.
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The Improved Scheme Consideration represents a meaningful premium across a number of pricing metrics for IAP securityholders, which 360 Capital
believes warrants engagement by the IAP Board.

Offer Premia

Improved Scheme Consideration of A$1.700 cash per IAP security

A A A
Offer premium (%) 40.5% 20.6% 15.6% 13.3% 11.4% 9.7%
- IAP price per security (A$) A$1.55
A$1.53
v A$1.50
A$1.47
v

A$1.41

A$1.21

Undisturbed price on 28

January 2021 360 Capital's average ent Closing price
.. . : y . . P 9 Y 15 June 2021 equity capital on 15 October 2021 1 month VWAP NTA per security as at
Pricing metrics (prior to 360 Capital price of its 19.99% strategic L . . o T
o raising price (prior to Initial Indicative on 15 October 2021 30 September 2021
announced an initial 9.18% stake Proposal)

strategic stake)
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Sources: FactSet and IRESS. Notes: (1) Cash consideration of A$1.70 per IAP security less the announced distribution of A$0.0453 per IAP security for the half year ended 30 September 2021.
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All information in this presentation is current as at the date prepared unless otherwise specified It contains selected information and does not purport to be all inclusive or to contain all the
information that may be relevant to any particular transaction This presentation and the information in it are subject to change without notice.

This presentation is provided for general information purposes only, without taking into account the recipient’s investment objectives, financial situation or needs It is not a product disclosure
statement, pathfinder, document or any other disclosure document for the purposes of the Corporations Act 2001 (and has not been, and is not required to be, lodged with the Australian
Securities Investments Commission Nothing in this presentation constitutes investment, legal, tax, accounting or other advice 360 Capital is not licensed to provide financial product advice
(including personal financial product advice), and the information contained in this presentation does not constitute financial product advice The recipient should consider its own financial
situation, objectives and needs, and conduct its own independent investigation and assessment of the contents of this presentation, including obtaining in vestment, legal, tax, accounting and
such other advice as it considers necessary or appropriate It is not an offer to buy or sell, or a solicitation to invest in or refrain from investing in, securities in the Partnership/Fund or any other
investment product.

360 Capital Group Limited and its related bodies corporate and other affiliates and their respective directors, employees, consultants and agents 360 Capital Group’) make no representation or
warranty as to the accuracy, completeness, timeliness or reliability of the contents of this presentation To the maximum extent permitted by law, no member of the 360 Capital Group accepts
any liability ( without limitation, any liability arising from fault or negligence on the part of any of them) for any loss whatsoever arising from the use of this presentation or its contents or
otherwise arising in connection with it.

This presentation may contain forward looking statements, forecasts, estimates and projections (‘Forward Statements’) Forward Statements include those containing such words as
anticipate”,” estimates”,” “ should”,” could”,“ may”,“ expects”,” or similar expressions Indications of and guidance or outlook on future revenues, distributions or financial position and
performance or return or growth in underlying investments included in this presentation are also Forward Statements No independent third party has reviewed the reasonableness of any such
statements or assumptions No member of the 360 Capital Group represents or warrants that such Forward Statements will be achieved or will prove to be correct or gives any warranty as to
the accuracy, completeness, likelihood of achievement or reasonableness of any Forward Statement, forecasts, projections, prospects, return s, or statements in relation to future matters
contained in the information provided in this document Except as required by law or regulation, 360 Capital assumes no obligation to update Forward Statements Such guidance, forecasts,
projections, prospects, returns or statements are by their nature subject to significant unknown risk, uncertainties and contingencies, many of which are outside the control of 360 Capital
Group, that may cause actual future results to differ materially from those expressed or implied in such statements There can be no assurance that actual outcomes will not differ materially
from the se statements Similarly, no representation or warranty is made that the assumptions on which the Forward Statements are based may be reasonable No audit, re view or verification
has been undertaken by the 360 Capital Group Past performance is not an indicator of future performance.

Note that the information is presented in Australian dollars, unless otherwise noted.
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