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Key figures

2020

Covivio Hotels is a French

listed real estate investment
company (SI1C) and the market
leader in hotel real estate.

| 3

Covivio Hotels is now the leading investor in hotel
real estate in Europe. Covivio Hotels has a unique
hotel portfolio comprising 326 hotels located at the
centre of major European cities. It currently partners
with around 16 hotel chains representing some thirty
brands in Europe. Midscale and upscale hotels make
up 75% of its portfolio.

Covivio Hotels supports brands in their leasing, operating
properties and developments, positioning itself alongside them in
Europe's most dynamic cities.

Covivio Hotels is supported by institutional shareholders including
Covivio, the life insurance subsidiaries of Crédit Agricole, Crédit
Mutuel-CIC, BNP Paribas, Generali, Société Générale, and the
Caisse des Depdts et Consignations.

The company's investment policy is focused on building
partnerships with leading operators in each business sector, as
well as innovative players who stand out for their pioneering,
profitable concepts, with a view to offering shareholders a
recurring return on their investment.

The sector classification of the portfolios reflects the reporting
segments used by the Covivio Hotels management. There are
three segments:

e hotel leased properties (Accor, B&B, NH Hotel Group, IHG, Motel
One, Barcelo Group, Pierre et Vacances, Club Med, MEININGER)

o hotels under management (Rezidor, Marriott, Accor, IHG)

o retail premises (Courtepaille, Jardiland).

COVIVIO HOTELS UNIVERSAL REGISTRATION DOCUMENT 2020

Overall distribution of the portfolio (Group share) by value
as at 31/12/2020

20 %

2%

Retail

8%

Hotel leased
properties

Hotels under
management

Fiscal  Fiscal year
(€K) year 2020 2019
Revenues, Group share 144,035 292,518
of Hotel leased properties
which: (rental income) 124,546 212,727
Hotels under management
(EBITDA) 7,565 67,428
Retail premises (rental income) 1,924 12,363
Fiscal Fiscal
(€K) year 2020 year 2019
Portfolio value, Group share 5,937,410 5,973,274
of
which: Hotel leased properties 4,644,013 4,566,484
Hotels under management 1,173,589 1,240,370
Retail premises 119,808 166,420




Simplified consolidated income statement

Key figures 2020

(€K) Fiscal year 2020 Fiscal year 2019
Net Rental Income 132,991 240,320
Managed hotel income 7.877 69,878
Net cost of operations -20,827 -21,534
Depreciation of operating assets -42,858 -42,285
Net change in provisions and other 4,745 10,635
Current operating income 81,928 257,014
Income from asset disposals -1133 27,026
Income from value adjustments -327,627 244,988
Income from disposals of securities -92 4,01
Income from changes in scope -3,802 -14,955
Operating income (loss) -250,725 518,174
Net financial income/(charges) - N7,174 -131,483
Share of income from companies accounted for under the equity method -13,509 20,359
Net income before tax -381,409 407,049
Taxes 46,280 -15,027
Net income -335,129 392,022
Profit from discontinued operations 0 0
Minority interests -2,267 -39,760
Net income Group share -337,396 352,262

Figures, Group share

Fiscal year 2020

Fiscal year 2019

Net income, Group share (€ per share) -2.64 293
EPRA Earnings (€ million) 38.8 209.2
EPRA Earnings (€ per share) 0.30 174
EPRA NTA (€ million) 3,195 3,630
EPRA NTA (€ per share) 24.1 30.0
EPRA NDV (€ million) 2,819 3,202
EPRA NDV (€ per share) 213 26.5
Dividend* (€ per share) 0.26 155

2020 dividend proposed to the General Meeting of 8 April 2021

Number of shares during the period

Fiscal year 2020

Fiscal year 2019

Number of shares at opening 121,036,633 18,057,886
Number of shares created by capital increase 11,510,983 2,978,747
Number of shares at period-end” 132,547,616 121,036,633
Average number of shares 127,735,648 120,283,966
Including treasury shares: 10,497 at 31/12/2020 (versus 3,049 at 31/12/2019)
Simplified consolidated balance sheet

Net Net Net Net
(€K) 31/12/2020  31/12/2019 31/12/2020  31/12/2019
ASSETS LIABILITIES
Non-current assets 6,553,360 6,439,551 Shareholders' equity 3N7.712 3,486,133
Current assets 150,669 209,108 Non-current liabilities 3,284,478 3,124,574
Cash 101,759 164,728 Current liabilities 403,598 202,681
ASSETS 6,805,788 6,813,387 LIABILITIES 6,805,788 6,813,387

Features of debt as at 31 December 2020

At 31 December 2020, the Group share of net financial debt stood at €2,690 million, with an average rate for the period of 1.99% and an

average maturity of 4.4 years. In 2020, the average active hedging rate was 77.4%.

COVIVIO HOTELS UNIVERSAL REGISTRATION DOCUMENT 2020
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hotels at the heart of the major
European cities worth €6.5 billion.
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Management report
Strategy and outlook

1.1 Strategy and outlook

Covivio Hotels — a real estate company listed on Compartment A
of the Euronext regulated market in Paris, having opted for SIIC
status - had, at 31 December 2020, a portfolio of 395 assets,
including 326 hotels, with a total appraisal value of €6.6 billion
(€5.9 billion Group share), located throughout France and Europe.

The strategy of Covivio Hotels, Europe's leading hotel real estate
company, is based on partnerships with the most innovative hotel
operators in France and in the rest of Europe. It is in this spirit of
partnership that Covivio Hotels worked in 2020 to implement
support solutions to help its tenants weather the unprecedented
crisis faced by all players in the sector.

1.2

1.2.1 Events in 2020

Hotel industry particularly impacted by the crisis

The European hotel business has been affected by an
unprecedented crisis since the end of the first quarter 2020.
Lockdowns and travel restrictions forced hoteliers to close most of
their hotels in the first half of 2020. Performance in July and August
showed the hotel industry was able to bounce back, resulting in a
39% August occupancy rate in Europe compared to the 7% in May.
However, all European countries were impacted by further
restructions imposed in autumn. RevPar decliend by a total of
67.3% in Europe in 2020.

Strong partnerships with hotel operators

Covivio Hotels, a long-standing partner of the leading hotel
operators, has been working to implement solutions to help them
through this crisis. Agreements reached with 95% of fixed-lease
tenants (B&B, NH Hotels, Barcelo, Motel One, Meininger, Melia
Hotels International, HCI, Club Med, Pierre & Vacances Group,
Hotusa Group) have eased operators' difficulties through rent-free
periods or payment facilities, while extending the firm term of their
commitments. The negotiations increased the average firm lease
term of Covivio Hotels by 1.5 years.

COVIVIO HOTELS UNIVERSAL REGISTRATION DOCUMENT 2020

Covivio Hotels and its partners hold regular partnership committee
meetings to define portfolio development initiatives, analyse the
business and operations, and monitor the progress of works
programmes.

Outlook

At the beginning of the year, the European hotel business remains
severely affected by the consequences of the pandemic but the
first effects of the vaccination campaigns now deployed in Europe,
and more particularly in the countries in which Covivio Hotels
operates, together with the end of travel restrictions, should allow
a gradual recovery of the hotel business. Covivio Hotels will be
able to rely on the quality and diversity of its let portfolio, operated
by leading European and international operators, to bring about
long-term growth in its results.

Activity of the company and its subsidiaries

Revenues in 2020 heavily impacted by the crisis

Covivio Hotels revenues fell by -54.8% on a like-for-like basis. The
decrease in revenues from variable rent hotels (Accorinvest) was
-73%. On hotels in the United Kingdom leased to IHG, no rent was
recognised due to the major underperformance clause included in
the lease. For the other leased hotels, agreements made with
tenants limited the decline in like-for-like revenues to -3.4%. Lastly,
for hotel operating properties, closures over a large part of 2020
impacted performance by -88% compared to 2019.

Finalisation of acquisition of 8 hotels leased to NH
Hotels in major European touristic city centers

Covivio Hotels remains confident in the medium-/long-term
outlook for tourism in Europe. Therefore, in September 2020 it
completed the acquisition for €573 million, signed earlier in the
year, of eight hotels in Rome, Florence, Venice (x2), Nice, Prague
and Budapest (x2).

Offering a total of 1,115 rooms, these hotels are operated by NH
Hotel Group under long-term triple-net leases for a firm term of 15
years, subject to a minimum guaranteed variable rent producing a
minimum yield of 4.7%.

€144 million from sales of hotel and retail assets
in 2020

Covivio Hotels raised €144 million from the sale of hotel and retail
assets in 2020, consisting of 15 B&B hotels (11 in Germany and four
in France) and seven retail properties (six Jardiland and one
Courtepaille), at prices in line with their 2019 appraisal values.



1.2.2
1.2.21

In France
(Source: MKG)

Hotels portfolio

European hospitality market

France was the European country most resilient to the crisis in 2020
with a RevPar of -61.3%, mainly driven by the overall occupancy
rate of 32.5%. This result is mainly due to a low occupancy rate in
Cannes and the city of Paris (23.4% and 22.6% respectively) but
also to the weak performance by the upscale & luxury hotel
segment with a -74% drop in RevPar. However, three provincial
cities did better with RevPar falls of -50.3% in Marseille, -50.9% in
Nantes and Rennes.

In Germany
(Source: MKG)

Like France, Germany proved more resilient than its European
neighbours with a decline of 63.8% in RevPar. This decrease in
RevPar was less severe in the secondary cities: -50.6% in Leipzig
and -51.9% in Dresden compared to -74.6% in Munich, -68.5% in
Berlin and -68.7% in Frankfurt. The decrease was comparable
across the different hotel ranges.

In Belgium and the Netherlands
(Source: MKG)

Belgium and the Netherlands are at the back of the pack in
Western Europe, with a decrease in RevPar of -72.8% and -73.5%
respectively. This decline in activity in Belgium was, however, offset
by Liege, which posted an occupancy rate of 44.0% over the year,
thus recording a decline in RevPar limited to -482%. The
Netherlands recorded a decrease of -73.5% in RevPar driven by the
largest drop in average prices on the continent (-24.2%).
Amsterdam loses -79.6% of RevPar.

In Spain and Portugal
(Source: MKG)

Spain and Portugal were heavily impacted by the crisis in 2020
and recorded respectively -751% and -75.8% of RevPar. Some
cities in Spain have a particularly low occupancy rate: 19.3% in
Barcelona, 20.4% in Palma de Mallorca and 22.2% in Madrid.
However, Oviedo and Zaragoza slowed down the overall decrease
with annual occupancy rates of 27.3% and 32.9% respectively, and
price squeeze of less than 10%.

In the United Kingdom
(Source: MKG)

The United Kingdom was particularly affected by the health crisis
and associated lockdowns. RevPar plunged by -70.5% compared
to 2019. This result was notably driven by Edinburgh, which lost -31%
in average prices and -81.1% in RevPar. London lost -76.5%.

Management report
Activity of the company and its subsidiaries

In Italy
(Source: MKG)

ltaly achieved -76.7% of RevPar in 2020, going from -75.7% in
Naples to -84.1% in Florence. Average prices fell by 23% and the
country's average occupancy rate stood at 22.5%.

In Central and Eastern Europe
(Source: MKG)

Poland achieved a 26% occupancy rate over the year and a
decrease in RevPar of -67.6%. In Prague, these figures are 15.3%
and -85.3%. Finally, they are 15.6% and -82.3% in Budapest.

1.2.2.2

The portfolio comprises 326 hotels and has a balanced distribution
both in terms of range and geographically. The hotel real estate
business (rental income from operating properties and Managed
hotel EBITDA) generated total revenues of €147 million in 2020, with
a Group share of €132 milion, up 55% year-on-year on a
like-for-like basis.

Overview of the portfolio

Geographic breakdown of hotels by value at
31 December 2020 (€5,818 million in Group share)
At 31 December 2020, the appraisal value of the hotel portfolio

held by Covivio Hotels totalled €5,818 million, or a Group share of
€6,501 million (excluding duties).

12%

Paris

18%

Other countries

6%

Paris region

12% 11%
Spain Major regional
& Portugal cities
4%
Other French
13% regions
UK
24%
Germany

COVIVIO HOTELS UNIVERSAL REGISTRATION DOCUMENT 2020 ¢




o Management report

Activity of the company and its subsidiaries

The detailed list of assets is as follows:

Number
Tenants Brand Asset Name Town/City Country  of rooms
AC Hotels AC Hotels AC Barcelona Forum Barcelona Spain 368
Accorlnvest lbis lbis Antwerpen Centrum Antwerp Belgium 150
Accorlnvest lbis lbis Brugge Centrum Bruges Belgium 128
Accorlnvest lbis Ibis Brussels Airport Machelen Belgium 98
lbis Brussels City Centrum Ste
Accorlnvest lbis Catherine Brussels Belgium 236
Accorlnvest lbis Ibis Brussels Grd Place Brussels Belgium 184
Accorlnvest lbis lbis Brussels. Expo Atomium Grimbergen Belgium 81
Ibis Gent Centrum St Baafs
Accorlnvest Ibis Kathedraal Ghent Belgium 120
Accorlnvest lbis Ibis Gent Opera Ghent Belgium 134
Accorlnvest Novotel Novotel Brugge Centrum Bruges Belgium 126
Accorlnvest Novotel Novotel Brussels Airport Brussels Belgium 209
Accorlnvest Novotel Novotel Brussels Grd Place Brussels Belgium 138
Accorlnvest Novotel Novotel Gent Centrum Ghent Belgium m7
Accorlnvest Formule 1  Formule 1 Paris Porte de Montmartre Paris France 386
Accorlnvest lbis Ibis Annecy Annecy France 85
Accorlnvest lbis Ibis Arras Arras France 63
Accorlnvest lbis Ibis Avignon Gare Avignon France 98
Accorlnvest lbis Ibis Bordeaux Gare Bordeaux France 80
Accorlnvest lbis lbis Bordeaux Lac 2 Bordeaux France 16
Accorlnvest lbis Ibis Bordeaux Bastide Bordeaux France 92
Accorlnvest Ibis Budget Ibis Budget Argenteuil Argenteuil France 47
Accorlnvest Ibis Budget Ibis Budget Aubervilliers Aubervilliers France 257
Accorlnvest lbis Budget Ibis Budget Gennevilliers Gennevilliers France ne
Accorlnvest lbis Budget lbis Budget Lille Centre Gare Lille France 102
Accorlnvest Ibis Budget Ibis Budget L'Isle Adam L'lsle d’Adam France 69
Accorlnvest Ibis Budget Ibis Budget Lyon Gerland Lyon France 106
Accorlnvest Ibis Budget Ibis Budget Lyon Nord Dardilly Dardilly France 177
Accorlnvest Ibis Budget Ibis Budget Marseille Prado Marseille France 82
Accorlnvest Ibis Budget Ibis Budget Mulhouse Dornach Mulhouse France 68
Ibis Budget Paris Porte de
Accorlnvest lbis Budget Montmartre Paris France Lb4
Accorlnvest lbis Budget Ibis Budget Saint Cyr I'Ecole Saint Cyr I'Ecole France 48
Accorlnvest Ibis Budget Ibis Budget Sucy En Brie Sucy-en-Brie France 80
lbis Budget Toulouse Cité de I'Espace
Accorlnvest Ibis Budget N2 Toulouse France 69
Accorlnvest Ibis Budget Ibis Budget Toulouse Matabiau Toulouse France 130
Accorlnvest Ibis Budget Ibis Budget Vélizy Vélizy France 123
Accorlnvest lbis Ibis Chartres Centre Chartres France 79
Accorlnvest lbis Ibis Fontainebleau Fontainebleau France 86
Accorlinvest lbis Ibis Limoges Centre Limoges France 68
Accorlnvest lbis Ibis Lyon Gerland Pont Pasteur Lyon France 129
Accorlnvest lbis Ibis Lyon La Part Dieu Centre Halles Lyon France 216
Accorlnvest lbis lbis Lyon Part Dieu Lyon France 144
Accorlnvest lbis Ibis Marseille Centre Marseille France 52
Accorlnvest lbis Ibis Marseille Gare Saint Charles Marseille France 172
Accorlnvest lbis lbis Marseille Prado Marseille France 16
Accorlnvest lbis lbis Metz Centre Cathédrale Metz France 79
Accorlnvest lbis Ibis Nancy Centre Gare Nancy France 82

8 COVIVIO HOTELS UNIVERSAL REGISTRATION DOCUMENT 2020
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Number
Tenants Brand Asset Name Town/City Country  of rooms
Accorlnvest lbis Ibis Nantes Centre Tour Bretagne Nantes France 140
Accorlnvest Ibis Ibis Nice Centre Nice France 199
Accorlnvest lbis Ibis Orléans Centre Gare Orléans France 67
Accorlnvest lbis lbis Paris Bastille Opéra Paris France 305
Accorlnvest Ibis Ibis Paris Cambronne Paris France 523
Accorlnvest Ibis Ibis Paris La Fayette Paris France 70
Accorlnvest lbis Ibis Paris La Villette Paris France 284
Accorlnvest lbis Ibis Paris Montmartre Paris France 326
Accorlnvest lbis lbis Paris Porte d'Orléans Montrouge France 402
Accorlnvest lbis lbis Paris Rungis Rungis France 144
Accorlnvest lbis lbis Paris Versailles Parly 2 Le Chesnay France 72
Accorlnvest lbis lbis Roissy Paris Nord 2 Roissy France 134
Accorlnvest Ibis Ibis Rouen Centre Rive Droite Rouen France 88
Accorlnvest Ibis Ibis Rouen Centre Rive Gauche Rouen France 80
Accorlnvest lbis  Ibis Strasbourg Centre Petite France Strasbourg France 98

Ibis Strasbourg Centre Ponts

Accorlnvest lbis Couverts Strasbourg France 244
Accorlnvest lbis Ibis Strasbourg Halles Strasbourg France 97
Accorlnvest Ibis Styles Ibis Styles Lille Centre Lille France 140
Accorlnvest lbis Styles lbis Styles Paris Bercy Paris France 364
Accorlnvest lbis lbis Toulouse Aero Blagnac France 88
Accorlnvest Ibis Ibis Toulouse Centre Toulouse France 178
Accorlnvest Mercure Mercure Angers Centre Angers France 84
Accorlnvest Mercure Mercure Lo Grande Motte La Grande Motte France n7
Accorlnvest Mercure Mercure Lille Le Royal Lille France 101
Accorlnvest Mercure Mercure Lyon Lumiere Lyon France 78
Accorlnvest Mercure Mercure Lyon Saxe Lafayette Lyon France 156
Accorlnvest Mercure Mercure Marseille Centre Marseille France 200
Accorlnvest Mercure Mercure Massy Gare TGV Massy France 6
Accorlnvest Mercure Mercure Nice Nice France 24
Accorlnvest Mercure Mercure Paris Gare de Lyon Paris France 315
Accorlnvest Mercure Mercure Paris La Défense Nanterre France 160
Accorlnvest Mercure Mercure Paris La Défense 5 Courbevoie France 507
Accorlnvest Mercure Mercure Paris Porte d'Orleans Montrouge France 188
Accorlnvest Mercure Mercure Paris Porte St Cloud Boulogne Billancourt France 180
Accorlnvest Mercure Mercure St Quentin Montigny-le-Bretonneux France 74
Accorlnvest Mercure Mercure Strasbourg Strasbourg France 98
Accorlnvest Mercure Mercure Tour Eiffel Paris France 405
Accorlnvest Novotel Novotel Aix Beaumanoir Aix-en-Provence France 102
Accorlnvest Novotel Novotel Aix Pont L'arc Aix-en-Provence France 80
Accorlnvest Novotel Novotel Atria Charenton Charenton-le-Pont France 133
Accorlnvest Novotel Novotel Atria Grenoble Grenoble France 18
Accorlnvest Novotel Novotel Atria Rueil Rueil-Malmaison France 18
Accorlnvest Novotel Novotel Bordeaux C Meriadeck Bordeaux France 137
Accorlnvest Novotel Novotel Geneve Aéroport Ferney-Voltaire France 80
Accorlnvest Novotel Novotel Lille Centre Palais Congres Lille France 104
Accorlnvest Novotel Novotel Lille Flandres Lille France 96
Accorlnvest Novotel Novotel Lyon Gerland Lyon France 186
Accorlnvest Novotel Novotel Lyon Nord Dardilly France 107
Accorlnvest Novotel Novotel Nimes Centre Atria Nimes France 19
Accorlnvest Novotel Novotel Paris Cergy Cergy-Pontoise France 191

COVIVIO HOTELS UNIVERSAL REGISTRATION DOCUMENT 2020 9
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Activity of the company and its subsidiaries

Number
Tenants Brand Asset Name Town/City Country  of rooms
Accorlnvest Novotel Novotel Paris Gare Lyon Paris France 253
Accorlnvest Novotel Novotel Paris Massy Palaiseau France 147
Accorlnvest Novotel Novotel Paris Pont de Sévres Sevres France 131
Accorlnvest Novotel Novotel Paris Roissy Roissy France 201
Accorlnvest Novotel Novotel Paris St Quentin Magny-les-Hameaux France 131

Novotel Roissy CDG Convention &

Accorlnvest Novotel Wellness Roissy France 295
Accorlnvest Novotel Novotel Rouen Sud Saint-Etienne du Rouvray France 134
Accorlnvest Novotel Novotel Saclay Saclay France 139
Accorlnvest Novotel Novotel Strasbourg Halle Strasbourg France 96
Accorlnvest Novotel Novotel Toulouse Compans Toulouse France 131
Accorlnvest Sofitel Sofitel Lyon Bellecour Lyon France 164
B&B B&B Aachen Wirselen Germany 78
B&B B&B Baden Airpark Rheinmunster Germany 85
B&B B&B Berlin Berlin Germany 105
B&B B&B Berlin Messe Berlin Germany 140
B&B B&B Berlin-Potsdamer Berlin Germany 92
B&B B&B Berlin-Sud Genshagen Germany 73
B&B B&B Boblingen Boblingen Germany 100
B&B B&B Braunschweig Braunschweig Germany 78
B&B B&B Duisburg Duisburg Germany 101
B&B B&B Dusseldorf — Ratingen Dusseldorf Germany 74
B&B B&B Dusseldorf Airport Dusseldorf Germany 100
B&B B&B Dusseldorf City Dusseldorf Germany 84
B&B B&B Erfurt Erfurt Germany 95
B&B B&B Erlangen Erlangen Germany 100
B&B B&B Essen Essen Germany 106
B&B B&B Frankfurt-Offenbach Franckfurt Germany 74
B&B B&B Frankfurt-Nord Franckfurt Germany 100
B&B B&B Freiburg Freiburg Germany 80
B&B B&B Hamburg East Hamburg Germany 155
B&B B&B Hannover Hannover Germany 74
B&B B&B Hannover Hannover Germany 73
B&B B&B Heidelberg Heidelberg Germany 123
B&B B&B Herne Herne Germany 78
B&B B&B Ingolstadt Ingolstadt Germany 73
B&B B&B Kassel Kassel Germany 74
B&B B&B Koblenz Koblenz Germany 100
B&B B&B Koln Cologne Germany 105
B&B B&B Koln Frechen Germany 106
B&B B&B Kéln-Porz Koéln-Porz Germany 104
B&B B&B Konstanz Konstanz Germany 100
B&B B&B LUbeck LUbeck Germany 96
B&B B&B Mainz Mainz Germany 92
B&B B&B Mannheim Mannheim Germany 100
B&B B&B Monchengladbach Monchengladbach Germany 100
B&B B&B Malheim Mulheim a.d.Ruhr Germany 101
B&B B&B Munich Aschheim Germany 127
B&B B&B Munich Airport — Hallbergmoos Hallbergmoos Germany 101
B&B B&B Niederrad Franckfurt Germany 148
B&B B&B Nuremberg Nuremberg Germany 135
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Number
Tenants Brand Asset Name Town/City Country  of rooms
B&B B&B Oberhausen Oberhausen Germany 102
B&B B&B Osnalbruck Osnabruck Germany 100
B&B B&B Potsdam Potsdam Germany 101
B&B B&B Regensburg Regensburg Germany 96
B&B B&B Schweinfurt Schweinfurt Germany 74
B&B B&B Wurzburg Wrzburg Germany 95
B&B B&B Valencia Valencia Spain 125
B&B B&B Madrid Airport Madrid Spain 124
B&B B&B Alicante Alicante Spain 120
B&B B&B Girona Salt-Girona Spain 93
B&B B&B Angers 1 Beaucouze France 60
B&B B&B Angers 2 Beaucouze France 70
B&B B&B Arras Arras France 81
B&B B&B Aulnay-sous-Bois Aulnay-sous-Bois France 13
B&B B&B Avranches Avranches France 60
B&B B&B Bagnolet Bagnolet France 108
B&B B&B Bayonne Tarnos Tarnos France 74
B&B B&B Beauvais Allonne France 72
B&B B&B Besancon Besangon France 59
B&B B&B Béziers Villeneuve-les-Béziers France 60
B&B B&B Blois Blois France 63
B&B B&B Bordeaux Bruges Bordeaux France 72
B&B B&B Bordeaux Mérignac Mérignac France 72
B&B B&B Brest Kergaradec Brest Kergaradec France 46
B&B B&B Brest Port Brest France 40
B&B B&B Brignoles Brignoles France 70
B&B B&B Brive La Gaillarde Ussac France 70
B&B B&B Caen Mémorial Saint-Contest France 70
B&B B&B Cannes Ouest La Bocca Cannes France 96
B&B B&B Cergy Cergy-Pontoise France 84
B&B B&B Chalon Sur Sadéne Sud Saint-Rémi France 7
B&B B&B Chalons-en-Champagne Chalons-en-Champagne France 84
B&B B&B Chambeéry Chambeéry France 54
B&B B&B Chatenay Malabry Chéatenay-Malabry France 127
B&B B&B Chevilly-Larue Chevilly-Larue France 83
B&B B&B Cholet Cholet France 56
B&B B&B Clermont Gerzat 1 Gerzat France 71
B&B B&B Colmar Wintzenheim France 70
B&B B&B Corbeil Corbeil-Essonnes France 47
B&B B&B Creil Chantilly Creil France 83
B&B B&B Dieppe Saint-Aubin Saint-Aubin-sur-Scie France 72
B&B B&B Dreux Dreux France 45
B&B B&B Euralille Lille France 127
B&B B&B Evreux Evreux France 83
B&B B&B Evry Lisses 1 Lisses France 99
B&B B&B Evry Lisses 2 Lisses France 84
B&B B&B Herblay Herblay France 48
B&B B&B Hyeres Hyeres France 52
B&B B&B La Queue-en-Brie La Queue-en-Brie France 47
B&B B&B Le Mans Nord 1 Saint-Saturnin France 69
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Number
Tenants Brand Asset Name Town/City Country  of rooms
B&B B&B Le Mans Nord 2 Saint-Saturnin France 72
B&B B&B Le Mans Sud Armage France 60
B&B B&B Lens Lens France 80
B&B B&B Lens Noyelles-Godault Noyelles-Godault France 72
B&B B&B Louveciennes Louveciennes France 81
B&B B&B Lyon Berthelot Lyon France n3
B&B B&B Lyon Gambetta Lyon France 16
B&B B&B Lyon Monplaisir Lyon France 95
B&B B&B Lyon Vénissieux Vénissieux France 137
B&B B&B  Malakoff — Paris Parc des Expositions Malakoff France 233
B&B B&B Marne La Vallee Bussy Saint Georges France 130
B&B B&B Maurepas Maurepas France 70
B&B B&B Metz Augny Augny France 60
B&B B&B Metz Jouy aux Arches Jouy aux Arches France 70
B&B B&B Metz Semecourt Semecourt France 70
B&B B&B Montélimar Les Tourrettes France 70
B&B B&B Montlhéry Linas Montlhéry France 50
B&B B&B Moulins Toulon-sur-Allier France 72
B&B B&B Nanterre Nanterre France 150
B&B B&B Nantes Centre Nantes France 60
B&B B&B Nantes La Beaujoire Nantes France 60
B&B B&B Nantes La Chapelle La Chapelle-sur-Erdre France 60
B&B B&B Nantes Saint Herblain Saint Herblain France 72
B&B B&B Nantes Saint Sébastien St-Sébastien-sur-Loire France 70
B&B B&B Orgeval Orgevall France 72
B&B B&B Paray-le-Monial Paray-le-Monial France 70
B&B B&B Paris Est Bondy Bondy France 18
B&B B&B Poitiers 1 Chasseneuil-du-Poitou France 70
B&B B&B Poitiers 3 Chasseneuil-du-Poitou France 76
B&B B&B Porte des Lilas Paris France 265
B&B B&B Rennes Cesson-Seévigné Cesson-Sévigne France 91
B&B B&B Rennes Saint-Gregoire Saint-Greégoire Cedex France 71
B&B B&B Roubaix Roubaix France 85
B&B B&B Rouen Parc des Expositions Le Grand-Quevilly France 60
B&B B&B Rouen Saint-Etienne-du-Rouvray St Etienne-Du-Rouvray France 57
B&B B&B Saint-Michel-sur-Orge Saint-Michel-sur-Orge France 70
B&B B&B Saint-Quentin Saint-Quentin France 54
B&B B&B Saint-Witz Saint-Witz France 42
B&B B&B Salon Provence Salon-de-Provence France 83
B&B B&B Sophia Antipolis Le Biot Biot France 67
B&B B&B Sophia Antipolis Le Relais Biot France 47
B&B B&B Tours Nord 1 Tours France 61
B&B B&B Tours Nord 2 Tours France 70
B&B B&B Tours Sud Joué-lés-Tours France 72
B&B B&B Troyes Barberey Barberey-Saint-Sulpice France 64
B&B B&B Troyes Saint-Parres St-Parres-aux-Tertres France 69
B&B B&B Valenciennes Marly Marly France 83
B&B B&B Vannes Est Vannes France 7
B&B B&B Lyon Caluire Caluire-et-Cuire France 120
B&B B&B Porte De Choisy Ivry-sur-Seine France 182
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Number
Tenants Brand Asset Name Town/City Country  of rooms 1
B&B B&B Romainville Noisy-le-Sec France 107
B&B B&B Torcy Torcy France 130
B&B B&B B&B Krakow Krakow Poland 130
B&B B&B B&B Lodz Lodz Poland 149
B&B B&B B&B Warsaw Warsaw Poland 154
Barcelo Hotels &
Barcelo Resorts Barcelo Corralejo Bay Fuerteventura Spain 241
Barcelo Hotels &
Barcelo Resorts Barcelo Castellana Norte Madrid Spain 144
Barcelo Hotels &
Barcelo Resorts Barcelo Torre De Madrid Madrid Spain 256
Club Med Club Med Club Med Samoéns Samoéns France 420
Club Med Club Med Da Balaia Albufeira Portugal 372
Hotusa Eurostars Hotels Eurostars Grand Marina Barcelona Spain 291
Hotusa Eurostars Hotels Eurostars Executive Barbera Barcelona Spain 18
Hotusa Exe Hotels Exe Plaza Castilla Madrid Spain 262
IHG Indigo Hotel Indigo Leeds Leeds UK 120
InterContinental Edinburgh
IHG InterContinentall George Street Edinburgh UK 240
IHG Kimpton Kimpton London London UK 334
IHG Kimpton Kimpton Manchester Manchester UK 270
IHG Kimpton  Kimpton Edinburgh Charlotte Square Edinburgh UK 199
IHG Kimpton Kimpton Glasgow Blythswood Square Glasgow UK 13
IHG Voco Voco Oxford Spires Oxford UK 181
IHG Voco Voco Oxford Thames Oxford UK 104
IHG Voco Voco Cardiff Cardiff UK 142
IHG Independent York York UK 155
IHG Voco Voco Glasgow Grand Central Glasgow UK 243
IHG Independent Wotton House Wotton UK 125
HCI Holiday Inn Holiday Inn Ciudad De Las Ciencas Valence Spain 100
HCI Ramada Madrid Tres Cantos Madrid Spain 61
Radisson Radisson Paseo Del Arte Madrid Spain 260
Senator Hotels Playa Senator Playa Capricho Roquetas De Mar Spain 323
HCI Ramada Almussafes Almussafes Spain 133
MEININGER MEININGER Munich Munich Germany 173
MEININGER MEININGER Lyon Zimmermann Lyon France 176
MEININGER MEININGER Porte De Vincennes Paris France 249
Melia Tryp Tryp Oceanic Valencia Valencia Spain 197
Melia Tryp Tryp Alameda Malaga Malaga Spain 132
Melia Tryp Tryp Aeropuerto Barcelona Barcelona Spain 205
Motel One Motel One Motel One Frankfurt Niederrad Franckfurt Germany 271
Motel One Motel One Motel One Berlin Mitte Berlin Germany 186
Motel One Motel One Motel One Porte Dorée Paris France 255
NH Hotel Group NH NH Frankfurt Franckfurt Germany 165
NH Hotel Group NH NH Dusseldorf Dusseldorf Germany m
NH Hotel Group NH NH Stuttgart Stuttgart Germany 208
NH Hotel Group NH NH Nuremberg Nuremberg Germany 244
NH Hotel Group NH NH Oberhausen Oberhausen Germany 7
NH Hotel Group NH NH Berlin City Ost Berlin Germany 99
NH Hotel Group NH NH Hamburg Mitte Hamburg Germany 134
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Number
Tenants Brand Asset Name Town/City Country  of rooms
NH Hotel Group NH NH Collection Colon Madrid Spain 146
NH Hotel Group NH NH Amersfoort Amersfoort  Netherlands N4
NH Hotel Group NH NH Amsterdam Amsterdam  Netherlands 232
NH Hotel Group NH NH Amsterdam Noord Amsterdam  Netherlands 290
NH Hotel Group Antanara Palazzo Naiadi Rome [taly 238
NH Hotel Group NH Collection Palazzo Dei Dogi Venice [taly b4
NH Hotel Group NH Santa Lucia Venice [taly 100
NH Hotel Group NH Collection Palazzo Gaddi Florence [taly 86
NH Hotel Group Antanara NY Palace Budapest Budapest Hungary 185
NH Hotel Group NH Collection Budapest City Center Budapest Hungary 138

Czech

NH Hotel Group NH Collection Carlo IV Prague Republic 152
NH Hotel Group Antanara Plaza Nice Nice France 152
Pierre & Vacances Sunparks Kempense Meren Kempense Meren Belgium 594
Pierre & Vacances Sunparks Oostduinkerke Oostduinkerke Belgium 283
Sub-total Hotel operating properties 306

Number
Managers Brand Asset Name Town/City Country  of rooms
Event Hotels lbis lbis Dresden Dresden Germany 612
Event Hotels Mercure Mercure Potsdam City Potsdam Germany 210
Event Hotels Pullman Pullman Dresden Newa Dresden Germany 319
Accor Pullman Pullman Roissy Roissy France 305
TIFCO Hilton Hilton Dublin Dublin Ireland 120
HG Crowne Plaza Crowne Plaza Brussels Airport Brussels Belgium 315
So Hospitality* Crowne Plaza Crowne Plaza Lille France 121
So Hospitality* Holiday Inn Holiday Inn Picardy Le Touquet France 88
So Hospitality* Independent Grand Hoétel Bellevue Lille France 60
So Hospitality* Independent Art Déco Lille France 56
So Hospitality* Independent Couvent des Minimes Lille France 83
So Hospitality* Autograph C. Bourgtheroulde Rouen France 78
So Hospitality* Autograph C. Hermitage Gantois Lille France 88
Marriott Meridian Méridien Nice Nice France 318
Event Hotels Westin The Westin Grand Berlin Berlin Germany 400
Event Hotels Westin The Westin Leipzig Leipzig Germany 436
Event Hotels Park Inn Park Inn Alexander Platz Berlin Germany 1,028
Radisson Hotel Group Park Inn Park Inn Leuven Leuven Belgium 133
Event Hotels Radisson Blu Radisson Blu Leipzig Leipzig Germany 214
Event Hotels Radisson Blu Radisson Blu Erfurt Erfurt Germany 282
Sub-total operating properties assets 20
TOTAL HOTEL REAL ESTATE ASSETS 326
TOTAL ROOMS 46,889

internal management platform wholly owned by Covivio Hotels
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1.2.2.3 Partnership with Accorlnvest,

a subsidiary of the Accor group

In 2005, the year of the first investment transaction, Covivio Hotels
and the Accorlnvest Group signed a partnership agreement to
optimise the performance of leases and occupancy agreements.

Regular committee meetings are held so that the parties can:

e decide which portfolio development initiatives to implement in
the short and medium-term

e analyse information on hotel management and the business

e monitor the implementation of works programmes planned
during transactions

e decide on joint disposals of assets in the portfolio
e discuss future development operations.

Plans to extend, develop or create new hotels are also regularly
examined at partnership meetings.

Accor Group: key figures

(Source: Accor & Accorlnvest website)

Accor is the sixth-largest hotel operator in the world and the
market leader in Europe. It operates in 110 countries with 5,100
hotels and 39 brands.

Accor has a broad and unique portfolio of award-winning,
complementary brands. These cover the entire spectrum from
luxury to budget and are internationally recognised for their
quality of service: Raffles, Fairmont, Sofitel, Pullman, Swissétel,
MGallery, Novotel, Suite Novotel, Mercure, Mama Shelter, Ibis, lbis
Styles, Ibis Budget and HotelF1. With 300,000 employees working
for Accor brands worldwide, the group's customers and partners
have been benefiting from its knowledge and expertise for almost
45 years.

In 2019, Accor generated revenues of €4.0 billion.

In 2018, Accor divested 65% of Accorlnvest, its real estate division
(retail premises and hotel operating properties). Accorlnvest
leases hotels owned by Covivio Hotels and owns or leases a
portfolio of 882 hotels with 131,189 rooms in nearly 28 countries.

12.2.4 Partnership with B&B

As of 31 December 2020, Covivio Hotels owns, directly or indirectly,
144 B&B hotels in France, Germany, Spain and Poland, valued at
€864 million.

The Covivio Hotels and B&B partnership was formed in 2011.

Management report
Activity of the company and its subsidiaries

As part of this partnership, development and acquisition projects
are regularly examined, in particular the operation signed in
Poland in November 2019 covering three existing assets in Lodz,
Warsaw and Krakow amounting to €24 million.

B&B Group: key figures
(source: B&B website)

The B&B Hotels chain was established in France in 1990. Its
pioneering concept proved an immediate success and is the
reason for the company's continued growth. B&B opened its first
hotel in Germany in 1998, in ltaly in 2009 and crossed the
milestone of 250 hotels in France in 2016. The Group has continued
to grow and now expects to end the year with more than 620
hotels (55,000 rooms). In 2019, the chain was bought by Goldman
Sachs from PAI Partners for €1.9 billion.

1.2.2.5 Partnership with IHG

Covivio Hotels has 16 hotels operated by IHG in the UK, France
and Belgium. These were valued at €880 milion as ot
31 December 2020.

The partnership between Covivio Hotels and IHG began in 2018
with the acquisition of a portfolio of upscale hotels located in
major cities in the UK. These assets, which recently underwent
refurbishment, offer significant growth potential and a solid return.
Through this partnership, IHG is able to develop its upscale and
innovative brands in Europe: Voco and Kimpton.

IHG Group: key figures
(source: IHG website)

The IHG Group is one of the world's leading hotel chains and
operates in more than 100 countries with 883,563 rooms at the
end of 2019. Its 2019 revenues exceeded $4.6 bilion for an
operating profit of $0.6 billion.

1.2.3
1.2.3.

Commercial food service market

Retail portfolio

Market overview

The commercial catering market in France was severely impacted
by the Covid-19 crisis, with administrative closures initially from 14
March to 15 June 2020 and again from 29 October.

Garden centre market

In France, the gardening market performed relatively well in 2020,
despite the Covid-19 crisis. The sector held up better than the
hotel and catering sector.
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1.2.3.2 Portfolio overview

At 31 December 2020, Covivio Hotels' portfolio of retail premises comprised 69 assets with an estimated value of €120 million. The portfolio
consists of 53 restaurants belonging to the Courtepaille Group and 16 Jardiland assets.

List of restaurants held at 31/12/2020

16

Brand Town/City Department
Courtepaille Péronnas Ain (07)
Courtepaille Vallauris Alpes-Maritimes (06)

Courtepaille Aix-en-Provence Bouches-du-Rhone (13)
Courtepaille Vitrolles Bouches-du-Rhéne (13)
Courtepaille Caen Nord Calvados (14)

Courtepaille

Caen Mondeville

Calvados (14)

Courtepaille Puiboreau Charente-Maritime (17)
Courtepaille Trégueux Cotes-d'Armor (22)
Courtepaille Valence Dréome (26)
Courtepaille Evreux Eure (27)

Courtepaille Chartres Eure-et-Loir (28)
Courtepaille Nimes Gard (30)

Courtepaille Balma Haute-Garonne (37)
Courtepaille Toulouse Fenouillet Haute-Garonne (31)

Courtepaille

Mérignac

Gironde (33)

Courtepaille

Chambray-les-Tours

Indre-et-Loire (37)

Courtepaille Voreppe Isére (38)
Courtepaille Bouguenais Loire-Atlantique (44)
Courtepaille Villemandeur Loiret (45)
Courtepaille Artenay Loiret (45)
Courtepaille La Chapelle-Saint-Mesmin Loiret (45)
Courtepaille Reims Marne (51)
Courtepaille Heillecourt Meurthe-et-Moselle (54)
Courtepaille La Charité-sur-Loire Nievre (58)
Courtepaille Englos Nord (59)
Courtepaille Marcg-en-Baroeul Nord (59)
Courtepaille Mouvaux Nord (59)
Courtepaille Villeneuve-d'Ascq Nord (59)
Courtepaille Fresnes-les-Montauban Pas-de-Calais (62)

Courtepaille

Sailly-Labourse

Pas-de-Calais (62)

Courtepaille

Pierre-Bénite

Rhone (69)

Courtepaille Chalon-sur-Saéne Nord Sadne-et-Loire (71)
Courtepaille Creches-sur-Sabdne Sabdne-et-Loire (71)
Courtepaille Saint-Saturnin Sarthe (72)

Courtepaille

Le Grand-Quevilly

Seine-Maritime (76)

Courtepaille

Lognes

Seine-et-Marne (77

(77)
Courtepaille Mareuil-lés-Meaux Seine-et-Marme (77)
Courtepaille Moissy-Cramayel Seine-et-Marne (77)
Courtepaille Nemours Seine-et-Marne (77)
Courtepaille Guyancourt Yvelines (78)
Courtepaille Dury Somme (80)
Courtepaille Appoigny Yonne (89)
Courtepaille Guillon Yonne (89)
Courtepaille Lisses Essonne (91)
Courtepaille Les Ulis Essonne (91)
Courtepaille Linas Essonne (91)
Courtepaille Rosny-sous-Bois Seine-Saint-Denis (93)
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Department

Courtepaille

La Plaine-Saint-Denis

Seine-Saint-Denis (93)

Courtepaille Créteill Val-de-Marne (94)
Courtepaille Rungis Val-de-Marne (94)
Courtepaille Limoges Haute-Vienne (87)
Courtepaille Brie Comte Robert Seine-et-Marne (77)
Courtepaille Cergy-Pontoise Val-d'Oise (95)
TOTAL RESTAURANT ASSETS 53
List of garden centres held at 31/12/2020
Brand Town/City Department
Jardiland Lescure d'Albigeois Tarn (81)
Jardiland La Chaussée St-Victor Loir-et-Cher (41)
Jardiland Calais Pas-de-Calais (62)
Jardiland Chancelade Dordogne (24)
Jardiland Charmeil Allier (3)
Jardiland Chateaudun Eure-et-Loir (28)
Jardiland Chatellerault Vienne (86)
Jardiland Dammaris-les-Lys Seine-et-Marmne (77)
Jardiland Domerat Allier (3)
Jardiland St-Saturnin Sarthe (72)
Jardiland Lempdes Puy-de-Déme (63)
Jardiland Limoges Haute-Vienne (87)
Jardiland Montauban Tam-et-Garonne (82)
Jardiland Saran Loiret (45)
Jardiland Naveil Loir-et-Cher (41)
Jardiland Tarbes Hautes-Pyrénées (65)

TOTAL GARDEN CENTRE ASSETS

16

Geographic breakdown of retail premises by value as at 31/12/2020 (total: €120 million)
18%

Paris region

13%
Major regional
cities

69%

Other French regions
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1.2.3.3

The portfolio of retail premises held by Covivio Hotels comprises 53
Courtepaille restaurants and 16 Jardiland garden centres. At
31 December 2020, the portfolio was valued at €120 million, down
from the previous year (-9.8% on a like-for-like basis), with an
average yield of 7.9% excluding duties.

Partnerships with retail premises

Courtepaille: key figures

(Source: Courtepaille website)

The Courtepaille group, founded in 1961, was placed in receivership
in July 2020. On 25 September, the Evry Commercial Court

1.3 Portfolio

announced that Courtepaille had been taken over by the Buffalo
Grill group, for €17 million. Buffalo Grill plans to retain 89% of the
jobs in the chain’s 300 restaurants.

Jardiland: key figures
(Source: Jardiland website)

Jardiland is a specialised distribution company with 45 years'
experience in gardening, pets and the art of living. The network
includes nearly 200 stores across Europe (France, Spain, Portugal,
Switzerland and Belgium). In 2017, Jardiland received the Best
Garden and Pet Store Chain award.

As at 31 December 2020, Covivio Hotels owned a portfolio of 395 assets (including 326 hotels) valued at a total of €6,620 million, or a Group
share of €5,937 million (excluding duties), down 7% on 2020 on a like-for-like basis.

1.3.1 Geographic distribution

The geographic breakdown of the Covivio Hotels portfolio by region is as follows:

Geographic breakdown of the portfolio as a% of value at 31/12/2020

12%

Paris

17%

Other countries

6%

Paris region

12% 10%
Spain Major regional
& Portugal cities
6%
13% Other French

UK regions
24%
Germany
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The overall breakdown of the portfolio highlights the company’s
geographic diversification strategy, with 18% in Paris and the
surrounding region, 10% in major regional cities in France and 66%
abroad, mostly in major European cities.



1.3.2

Group share of revenues rose 50.8% (52.9% on a like-for-like basis)
to stand at €144.0 million, compared with €292.5 million at
31 December 2019. This performance is due to the combined effect
of:

Breakdown of revenues

e acquisitions and deliveries of assets under development
(+€10.4 million)

o disposals made in 2019 and 2020 (-€9.5 million)

e the decrease in rents and EBITDA on a like-for-like basis
(-€103.2 million), mainly due to the shutdown of numerous Accor
hotels and operating properties following the advent of Covid

Management report
Portfolio

e the absence of rents in the United Kingdom, due to the major
underperformance clause in the lease with IHG (-€42.8 million).

Covivio Hotels has excellent visibility over its future cash flows,
given the signing of firm long-term leases with tenants who have a
solid credit rating and are leaders in their industries. For example,
in September 2020, Covivio Hotels signed 15-year fixed-term
leases with NH Hotels Group.

The average remaining term of firm leases in the Covivio Hotels
portfolio was 14.1 years as at 31 December 2020.

Reconciliation of Revenues, Group share at 31/12/2020 and revenues in the consolidated accounts (see Section 3.2.6.1)

2020 revenues Non-controlling 2020 revenues

(in €M) consolidated accounts interest Group share
Hotel real estate (rental income) 139.4 -14.8 124.6
Hotels under management (EBITDA) 79 -0.3 7.6
Retail premises (rental income) 19 - 19
TOTAL 159.2 -15.1 144.0

Annualised revenues

Group share of annualised revenues amounted to €325.7 million at the end of December 2020, the details of which are as follows:

Breakdown by business segment

Number Number 2019 annualised 2020 annualised As % of total
(in €M) of rooms of assets revenues revenues rental income
Hotel real estate (rental income) 41,617 306 2238 2443 75.0%
Retail premises (rental income) - 69 121 9.4 2.9%
TOTAL 41,617 375 236.0 253.8 77.9%
Hotels under management (EBITDA) 5,272 20 70.1 719 221%
TOTAL 46,889 395 306.0 325.7 100%

Breakdown by geographic location

Number Number 2018 annualised 2020 annualised As % of total
(in €M) of rooms of assets revenues revenues rental income
Paris 5,557 20 30.8 312 9.6%
Inner rim 1,775 8 56 56 1.7%
Outer rim 3,699 36 10.4 10.4 32%
TOTAL PARIS REGION 11,031 64 46.8 47.2 14.5%
Maijor regional cities 7,073 62 219 219 67%
Other French Regions 5,281 65 1.9 n.7 3.6%
Rest of world 18,232 115 1432 163.5 50.2%
TOTAL HOTEL LEASE PROPERTIES 41,617 306 223.8 244.3 75.0%
Retail premises (rental income) - 69 121 9.4 29%
Hotels under management (EBITDA) 5,272 20 70.1 71.9 22.1%
TOTAL 46,889 395 306.0 325.7 100%
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Breakdown by tenant/operator

Number Number 2019 annualised 2020 annualised As % of total
(in €M) of rooms of assets revenues revenues rental income
Accor 17,590 10 77.8 77.7 23.9%
IHG 2,750 15 51.0 49.0 15.0%
B&B 14,148 144 36.2 31.8 9.8%
RHG 1,919 5 26.5 27.2 8.4%
Marriott 1,320 5 20.4 20.1 6.2%
NH Hotel Group 3,029 19 19.6 46.0 14.1%
Hotusa 671 3 8.4 82 2.5%
Barcelo 641 3 7.4 7. 2.2%
Club Med 792 2 7.5 7.5 2.3%
AC Hotels 368 1 6.1 57 1.8%
Melia 534 3 4.3 L4 1.3%
Motel One 712 3 4.3 L4 1.3%
MEININGER 598 3 62 6.1 1.9%
Sunparks 877 2 71 7.1 2.2%
Other 940 8 11 14.0 4.3%
Retail - 69 121 9.4 2.9%
TOTAL 46,889 395 306.0 325.7 100%

1.3.3 Lease schedule

The remaining lease term was 14.1 years at 31 December 2020, including 14.2 years for hotels, compared with 13.5 years at 31 December

2079.
(in €M) By lease end date  As % of the total
2021 31 1.2%
2022 55 2.2%
2023 10.9 4.3%
2024 22 0.9%
2025 5.6 2.2%
2026 0.0 0.0%
2027 21 0.8%
2028 0.1 0.0%
2029 31.8 12.5%
2030 234 9.2%
Beyond 169.0 66.6%
TOTAL RENTAL INCOME 253.8 100%

1.3.4 Hotel occupancy rate

The occupancy rate measures the ratio between the average rental value of the occupied space and the average rental value of the
hotel portfolio, expressed as a percentage.

The structural rate has been 100% since the company's creation.
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1.4 Valuation of assets and NAV

Change in Group share of the portfolio by value excluding duties (in €M)
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Reconciliation of Group share of portfolio value as at 31/12/2020 and the value of real estate assets in the consolidated
accounts (see Section 3.2.5.1.2)

Portfolio (as of 31/12/2020) €5,937M
Right-of-use on investment properties +€215M
Right-of-use on operating assets +€31IM
Equity offiliates > 30% -€167M
Non-accrued goodwill of operating property assets -€56M
REAL ESTATE ASSETS GROUP SHARE €5,960M
Companies’ fully consolidated non-controlling interest +€325M
100% REAL ESTATE ASSETS - IFRS ACCOUNTS €6,285M
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1.4.1 Expertise

As at 31 December 2020, the appraisal value excluding duties totalled €6,620 million, or a Group share of €5,937 million, compared with
€5,973 million as at 31 December 2019. This slight decrease is the result of investments in the hotel sector in Europe, net of the decrease in

the like-for-like values of our assets.

Change in asset value and capitalisation rate

Value Value  Var. 12 months

excluding excluding  at like-for-like Target Yield Target Yield As % of total
duties 2019 duties 2020 scope 2019 2020 value

Hotels (leased properties and hotels
under management) 5,802 5767 -6.9% 52% 55% 97%
Development portfolio 5 51 n.a. n.a. n.a. 1%
TOTAL HOTELS 5,807 5,818 -6.9% 5.2% 5.5% 98%
Retail premises 166 120 -9.8% 7.3% 7.9% 2%
TOTAL 5,973 5,937 -7.0% 5.3% 5.5% 100%
2020 (em) Value excluding duties  Value including duties
Hotels (leased properties and hotels under management) 5,818 6,139
Retail premises 120 128
TOTAL 5,937 6,268

The value excluding duties is calculated by deducting a
percentage from the value inclusive of duties ranging from 1.8% to
7.5% for France (depending on the Département), 2.5% to 3.0% for
Belgium, 6.0% to 62% for the Netherlands, 3.5% to 85% for
Germany, 15% to 3.4% for Spain, 6.8% for the UK (6.3% for Scottish
assets) and 7.0% for Portugall.

1.4.1.1 Asset valuation method

The overall portfolio is appraised by independent experts on a
half-yearly basis (30 June and 31 December), and according to
the calculation methods determined by an internal set of
specifications based on the guidelines of the oversight bodies:

e recommendation of the French Autorité des marchés financiers
(AMF)

e instructions from the COB report of 3 February 2000 on real
estate appraisals ("Report from the Working Group on expert
appraisals of the real estate portfolios of companies issuing
public calls for savings” chaired by Georges Barthés de Ruyter).

Covivio Hotels also abides by the Listed Real Estate Investment
Company (SIIC) Code of Ethics applicable to FSIF (French
Federation of Real Estate and Property Management Companies)
member companies, particularly in terms of real estate appraisals.

Moreover, most of the French real estate appraisers selected — i.e.
BNP Real Estate Valuation, Cushman & Wakefield Valuation, CBRE
and BPCE Expertises immobilieres — are members of AFREXIM
(Association  francaise des experts immobiliers French
Association of Real Estate Appraisers), and are considered as
such under the real estate appraisal charter endorsed by
AFREXIM. As a result of this, the experts adhere to the various
French standards. Their valuation methods comply with the RISC
and IVSC international codes of conduct, in the same way as
foreign appraisers.
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Whenever a new asset is acquired or a new appraiser appointed,
the asset undergoes a complete appraisal. Interim appraisals are
carried out for discounting purposes. Site visits may also be made.

A complete appraisal consists of:

e preparation of a file including the legal, technical and financial
documents required to objectively analyse the factors that
enhance or reduce the value of the assets under consideration

e an internal visit of the premises and their environment
e research and analysis of comparison factors

e drafting of a report in which the final appraisal must be
consistent with the aforementioned observations, and a
relevant analysis of the category market in question.

Leasing revenues discount method

This approach consists of capitalising the income originating from
or likely to originate from the property at an appropriate rate: this
rate is based on proven returns, the characteristics of the asset
and its estimated potential. It is based on an analysis of sales of
other leased real estate properties and must be applied within a
general context of expected returns from the various investments
in a given economic environment.

The main criteria for choosing yield rates are as follows:
e geographic location

e age and condition of the property complex

e possibility of converting the property complex

o size and profitability of the establishment.



Discounted Cash Flow (DCF) method

This method takes into consideration future revenues, including
billed rental income, anticipated rental income, and work under
contract for the lessor and residual gains from any sale at the end
of the holding period. This method consists of discounting to
present value the flows generated by the asset over a minimum of
10 years and adding in the present exit value of the assets in the
10th year.

For assets where Covivio does not own the land, no residual exit
value is added if the remaining lifetime of the contract is less than
30 years.

Unit value comparison method

This method consists in referring to the sale prices found on the
market for equivalent assets. The comparison factors used derive
specifically from internal databases in which each reference is
analysed, classified by situation and by category, and expressed
in gross surface units or weighted surface units.

[t is more a method of cross-checking the two methods described
above, than a principal method.

Specific cases of assets in which Covivio does not own
the land

Cases of temporary occupancy authorisation, long-term leases
conferring ad rem rights, and construction leases:

These contracts transfer the right of ownership of the property to
the lessor or concession holder at the end of the lease, without
compensation for the tenant or beneficiary.

Uncertainty is always a factor in this type of contract, and
although a preferential right or right of first refusal is often
granted by the outgoing lessor or concession holder where the
lease is due to be renewed upon expiration, there is no full and
complete title to the property and the tenant - in this case
Covivio = may have to purchase the asset at market price, sign a
simple commercial lease with the new owner, or simply be forced
to vacate the property without compensation of any kind.

The inclusion of a resale value to term (residual value) is therefore
not possible for this type of contract, unless the residual value of
the construction lease or long-term lease conferring ad rem rights
is sufficient to offset the acquisition or construction cost over a
typical holding period, while allowing a potential buyer a normal
operating period. The appraisers believe that below a residual
lifetime of 30 years, the asset valuation method for this type of
contract should be limited to discounting rental income to term.
This is the case, for example, for the Mercure Strasbourg, whose
lease expires in 2033.
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Revenues projections for hotels are made on the basis of site
visits, investment plans (construction and refurbishment) and
market  data.  The distribution of revenues between
accommodation and other sources of revenues (restaurants, bars,
etc.) is in proportion to the average distribution in previous years.

To set the value, given the term of the leases and, for Accorlnvest,
the specific nature of rental income based on revenues, the DCF
method was over-weighted, since it reflected a more dynamic
approach to operations.

Land/building distribution: based on the value and floor area of
the establishment, the estimated breakdown between land and
buildings was carried out according to the AFREXIM ratio method
for commercial or mixed-used urban developments for buildings
with a lifetime of more than 30 years.

Components method: the estimated distribution between the
various building elements and their average age was carried out
according to the ratios recommended by the FSIF and on the
basis of technical information supplied by inspection
questionnaires.

Hotel valuations in Belgium

The appraisals were carried out in accordance with national and
international standards (International Valuation Standards) and
their implementing procedures, particularly regarding estimates
for property investment funds.

The investment value is defined as the most probable value that
might be reasonably obtained under normal sale conditions
between consenting and informed parties, less transaction fees. It
is based on the discounted value of future net rental income for
each property.

In theory, the sale of a property is subject to the French
Government receiving transaction fees. The amount of duty
depends on the type of sale, the buyer and the location. The first
two conditions are only known, and therefore the amount of
duties to be paid, once the sale has been completed. An analysis
of past sales in the Belgian market reveals average transaction
fees of 2.5%.

The probable realisable value of properties valued at more than
€2.5 million, less transaction fees, corresponding to fair value as
defined by IAS/IFRS, may thus be obtained by deducting from the
investment value transaction fees equivalent to 2.5%.
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1.4.1.2 Valuation of hotel real estate

The appraisals of hotel sector assets were carried out by BNP Paribas Real Estate Valuation, Cushman & Wakefield, CBRE Hotel Valuation,
BPCE Expertises Immobilieres, HVS and MKG.

The change in value of the Covivio Hotels portfolio in the hotel real estate segment is shown below (€ million):
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Appraisal values were up 6.9% on a like-for-like basis. The latter is mainly driven by assets in the United Kingdom (-14.3%) and real estate
assets (-7.3%).
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1.4.1.3 Valuation of retail premises

The appraisals were carried out by BPCE Expertises Immobiliéres for the Courtepaille and Jardiland assets.

The portfolio value has changed as follows (€ million):
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® Retail premises

In the retail premises segment, the 9.8% reduction in values on a like-for-like basis was due to the fall in value of the assets of Courtepaille
(-1.4%) and Jardiland (-7.5%) on a like-for-like basis.
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14.1.4 Summary of expert appraisals

Business sector Country Appraisers  Appraisal values in Group share (in €K) % of total portfolio value

Hotels France BNP Paribas Real Estate 12,410 2%

France CBRE Hotels Valuation 694,498 12%

France BPCE Expertises Immobilieres 592,400 10%

France Cushman & Wakefield 354,985 6%

France MKG 134,571 2%

Germany BNP Paribas Real Estate 132,150 2%

Germany Cushman & Wakefield 239,786 4%

Germany CBRE Hotels Valuation 781,880 13%

Germany MKG 255,998 4%

Belgium CBRE Hotels Valuation 149135 3%

Belgium BPCE Expertises Immobilieres 52,600 1%

Belgium MKG 18,560 0%

Belgium BNP Paribas Real Estate 109,100 2%

Netherlands MKG 137,669 2%

Netherlands Cushman & Wakefield 12,200 0%

Portugall Cushman & Wakefield 79,700 1%

Spain Cushman & Wakefield 126,700 2%

Spain BNP Paribas Real Estate 507,350 9%

UK HVS 782,639 13%

Ireland MKG 49,479 1%

Poland BNP Paribas Real Estate 23,470 0%

Italy MKG 260,019 4%

Hungary MKG 141,467 2%

Czech Republic MKG 56,235 1%

Retail premises France BPCE Expertises Immobilieres 100,460 2%
Assets not subjected

to an appraisal 31,948 3%

TOTAL 5,937,410 100%

The summary appraisal report is available in the “Information and management” section in Chapter 5.6 of this Universal Registration

Document.

1.4.1.5 Appraisers' details

Appraisers

Address

BNP Paribas Real Estate Valuation

167, quai de la Bataille de Stalingrad — 92867 Issy-les-Moulineaux

CBRE Hotels Valuation

76, rue de Prony — 75017 Paris

BPCE Expertises Immobilieres

50, avenue Pierre Mendes France - 75013 Paris

Cushman & Wakefield Valuation France

Opus 12, 77, esplanade du Général de Gaulle — 92081 Paris La Défense

MKG

5, rue Dantzig - 75015 Paris

HVS

7-10 Chandos Street, Cavendish Square — London W1G 9DQ

The appraisers’ fees are calculated on a fixed basis and totalled 814 K€ in 2020. For each company, the fees charged represent less than

10% of their revenues.
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At 31 December 2020, EPRA NAV stood at €3,362.6 million (or €25.4 per share), an increase of 11.9% over 2019. EPRA Triple Net NAV stood at

€2,999.7 million (or €22.6 per share), up 11.8% over 2019.

The calculation of NAV and its year-on-year change is as follows:

(€M) 31/12/2020 31/12/2019 Change
Group consolidated shareholders' equity 2,936.6 3,278.0 -341.4
Portfolio duties United Kingdom 47.7 58.2 -10.6
Fixed-rate debt net of DTL -29.8 -26.5 -3.4
Fair value of operating property assets 453 90.4 -45.0
EPRA Triple Net NAV 2,999.7 3,400.1 -400.4
Hedging instruments 136.4 115.6 20.8
Deferred tax liabilities 2265 299.4 -73.0
EPRA NAV 3,362.6 3,815.2 -452.6
Number of shares at period end” 132,547,616 121,036,633 11,510,983
EPRA Triple Net NAV/share (€) 22.6 28.1 -5.5
EPRA NAV/share (€) 25.4 315 -6.1

Excluding treasury shares

The change in EPRA Triple Net NAV between 31 December 2019 and 31 December 2020 is as follows:
3.400m -€3m +€39m -€319M€
I
N .
m -€28m e . +€69m 3,000m
€28.1/share f—
€22.6/share
EPRA Triple Net  Dividends/ Epra eamnings Change in fair Change in fair ~ Share of EM Change in Other*  Change in value Deferred tax EPRA Triple Net
NAV 31122019 Capital value of lease  value of companies  translation of cash liabilities ~ NAV 31.12.2020

increase properties operating
properties net of

depreciation

at 100%

reserve

instruments

(*) The "other" item includes the change in stamp duty in the United Kingdom (-€10.5 million), sales tax (-€9 million), impairment of goodwill
on operated hotels (-€7 million) and the restatement of interest on rental liabilities in the United Kingdom (-€2.7 million).
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NAYV calculation method

NAV basis — Shareholders' equity

The entire real estate portfolio held by Covivio Hotels was valued
at 31 December 2020 by real estate appraisers, most of whom are
AFREXIM members, in compliance with common specifications
prepared by the company in accordance with professional
practices.

The assets were estimated at values excluding and/or including
duties, and rents at market value. Where a sale has been agreed,
the assets are valued at the price stated in the preliminary sale
agreement.

New EPRA indicators

The other assets and liabilities are valued on the basis of IFRS
values in the consolidated accounts; fair value is essentially
applied to the valuation of debt hedges.

The level of exit tax is known and accounted for in the financial
statements for all companies that have opted for the fiscal
transparency regime.

Adjustments made for the calculation of EPRA NAV

In line with the EPRA Best Practice Recommendations, EPRA NAV is
calculated by restating shareholders’ equity for the impact of
financial instruments and deferred tax.

New indicators to be applied to the annual financial statements for 2020
The EPRA and Triple Net NAVs have been replaced by three different NAV indicators:

New indicators Description

EPRA Net Reinstatement Value @ Replenishment NAV

(EPRA NRV) o Similar to the current EPRA NAV, plus transfer taxes
EPRA Net Tangible Assets o NRV NAV
(EPRA NTA) e excluding transfer taxes, goodwill/intangible assets

e excluding deferred taxes on assets not intended to remain permanently on the balance

sheet

o Close to the current EPRA NAV

EPRA Net Disposal Value

(EPRA NDV) o Triple Net NAV

o Represents the value in the event of liquidation of the company

e excluding goodwill and optimisation of transfer taxes
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Shareholders' equity, Group share - IFRS €2,937M
Fair value of operating property assets net of deferred taxes +45 M€
Fair value of financial instruments +106 M€
Defered tax (including IFRS adjustments) +€227M
Non optimised transfer rights +€267M
EPRA NRV €3,582M
Deferred tax on non-core assets -€34M
Goodwill and intangibles assets -€133M
Optimised transfer rights -€219M
EPRA NTA €3,195M
Optimisation of the transfer rights -€48M
Intangible assets +0 M€
Fair value of fixed-rate debt net of deferred taxes -30 M€
Fair value of financial instruments -€106M
Deferred tox liabilities -€193M
EPRA NDV €2,819M

€227m  €3,582m

€267m _€106M €T €8
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1.5 Net financial income

1.5.1

1.5.1.1 General principles

The consolidated accounts 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) and their interpretations.

The annual consolidated accounts were prepared in compliance
with international accounting standard IAS 1 “Presentation of
Financial Statements”, as adopted by the European Union.

1.5.1.2 Scope of consolidation

The accounts of the Covivio Hotels Group are fully consolidated by
the Covivio Group, the parent company of Covivio Hotels, which in
turn is an associate of Delfin.

Consolidated accounts at 31 December 2020

At 31 December 2020, the scope of consolidation comprised 178
companies, compared with 162 companies at 31 December 2019.
On 7 September 2020, the Covivio Hotels group purchased a
portfolio of eight luxury assets in Italy (4), Hungary (2), the Czech
Republic (1) and France (1) for €525 million. This portfolio of
companies is wholly owned. They are fully consolidated as of
31 December 2020.

The scope and methods of consolidation are detailed in part 3.2 -
Notes to the consolidated accounts (see Section 3.2.3.5).

1.5.1.3

The consolidated accounts to 31 December 2020 indicate a net
profit, Group share of €337.4 million.

Consolidated income statement

The following table presents the
consolidated income statement.

main aggregates of the

(em) 2019 2020 Var.
Net Rental Income 240.3 133.0 -107.3
Managed hotel income 69.9 79 -62.0
Operating income 257 81.9 -1751
Income from value adjustments 245 -327.6 -572.6
Income from disposals 16.1 =510 =211
Operating income (loss) 518.2 -250.7 -768.9
Net financial income/(charges) -131.5 -17.2 14.3
Income (loss) of companies accounted for under the equity method 20.4 -13.5 -33.9
Taxes -15 463 61.3
Non-controlling interests -39.8 2.5 375
NET INCOME GROUP SHARE 352.3 -337.4 -689.7
15.1.4 Consolidated income statement - Group share

Figures, Group share
(€M) 2019 2020 Var.
Net Rental Income 220.0 118.3 -101.7
Managed hotel income 67.4 7.6 -59.8
Operating income 240.9 69.4 -171.5
Income from value adjustments 2217 -319.3 -541.0
Income from disposals 8.6 -4.8 -13.4
Operating income (loss) 471.2 -254.7 -725.9
Net financial income/(charges) -125.4 -114.2 .1
Income (loss) of companies accounted for under the equity method 20.4 -13.5 -33.9
Taxes -13.9 450 59.0
NET INCOME GROUP SHARE 352.3 -337.4 -689.7

Taking into account Covivio Hotels" acquisition of 50.2% of B&B
assets in France in 2012, the concept of "Group share" was
introduced in the overview of the financial statements and
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indicators from fiscal year 2012. By reporting on a Group share
basis, all aggregates can be weighted according to the
percentage ownership.



As a reminder, the fully consolidated (but not wholly owned)
companies are:

® SAS Samoéns (Club Med Samoéns): 50.1%
o OPCI B2 HOTEL INVEST: 50.2%

o Fonciere B2 HOTEL INVEST: 50.2%

o Fonciére B3 HOTEL INVEST: 50.2%

o Fonciere B4 HOTEL INVEST: 50.2%

e MO Dreilinden: 94.0%

® MO Berlin and Koln: 94.0%

o B&B Invest Lux 5: 93.0%

e B&B Invest Lux 6: 93.0%

e Rock portfolio (19 companies from the operating properties
business): 94.9%

o LHM Propco: 90%
o MO First Five: 84.6%.

The net rental income, Group share of the Covivio Hotels Group
was €118 million for the fiscal year 2020, up €102 million from the
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previous year, mainly due to the impact of the Covid-19 pandemic
which led to the closure of many hotels in the second quarter of
2020 and very low business volumes in the second quarter.

Income from valuation adjustments totalled €319.3 million at
31 December 2020. This result is linked to the pandemic during the
year and mainly impacted the variable rent portfolios in France
and assets in the United Kingdom where a major adverse change
clause included in the lease was triggered.

Net financial income of -€1142 million consisted of interest
expense for -€55.7 million, negative change in fair value of
financial assets and liabilities for -€45.6 million (compared with
-€50 milion in 2019), exceptional amortisation of additional
expenses on loans for -€0.2 million (compared with -€2.8 million in
2019), interest expense on rental liabilities relating to long-term
leases conferring ad rem rights (IFRS 16) on assets in the United
Kingdom and Spain for -€13 million and positive exchange rate
effects of €0.3 million versus a negative €0.5 million in 2019.

The tax recognised chiefly corresponds to taxes of foreign
companies not eligible for the special regime for French real
estate companies, and companies belonging to the operating
properties business.

1.5.1.5 EPRA Earnings
EPRA Earnings resulting from the EPRA presentation
31/12/2019 31/12/2020

Net income Group share 352.3 -337.4
Change in asset values -2217 319.3
Income from disposall -19.6 1.2
Change in scope n 3.6
Changes in the value of financial instruments 50 45.6
Interest charges on rental liabilities 9 9.1
Rental charges -6.3 -6.4
Deferred tox liabilities 1.6 -57.6
Taxes on disposals 3.6 8.8
Depreciation of properties managed as Operating properties 352 351
Fees and amortisation of loan costs for early repayment 4.1 0.4
EPRA Earnings adjustments for associates -10.0 17.0
EPRA EARNINGS 209.2 38.8
EPRA EARNINGS IN €/SHARE 174 0.30

1.5.1.6 Balance sheet

1.5.1.6.1 Simplified consolidated balance sheet
(M)
Assets 2019 2020 Liabilities 2019 2020
Fixed Assets 6,124 6,234 Shareholders' equity Group share 3,278 2,937
Investments in equity affiliates 207 187 Minority interest 208 181
Financial assets 93 67 Shareholders’ equity 3,486 3,118
Deferred tax assets 3 30 Borrowings 2,583 2,910
Financial instruments 7 40 Rental liability 230 242
Assets held for sale 133 51 Financial instruments 106 146
Cash 165 102 Deferred liabilities 274 238
Other 72 Q4 Other 134 152
TOTAL 6,813 6,806 6,813 6,806
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1.5.1.6.2 Simplified balance sheet, Group share
(em)
Assets 2019 2020 Liabilities 2019 2020
Fixed Assets 5,794 5910
Investments in equity affiliates 207 187
Financial assets 127 87 Shareholders' equity 3,278 2,937
Deferred tax assets 3 29 Borrowings 2,462 2,780
Financial instruments 7 40 Financial instruments 104 144
Assets held for sale 122 51 Rental liability 230 242
Cash 133 90 Deferred liabilities 269 235
Other 72 93 Other 131 150
TOTAL 6,475 6,488 6,475 6,488
1.5.1.6.3 Comments on Group share Shareholders' equity, Group share fell from €3,278 million at

The balance sheet total at 31 December 2020 stood at
€6,488 million, compared with €6,475 million at the end of 2019
(+ €13 million), mainly due to the acquisition of a portfolio of eight
luxury hotels in 7 September 2020 for €525 million, less changes in
asset value (-€319 million) due to the health crisis and disposals
made during the fiscal year (-€143 million).

Fixed assets and assets held for sale amounted to €5,961 million
at the end of 2020, compared with €5,916 million at the end of
2019 (+€45 million). The main changes in this item are as follows:

o the change in asset value (-€319.3 million)

e the acquisition of four hotels in Italy, two in Hungary, one in the
Czech Republic and one in France (+€525 million)

e the impact of the exchange difference on the United Kingdom
portfolio (-€62.8 million)

e the acquisition of land adjacent to the Park Inn Alexanderplatz
hotel (+€7.7 million)

e the works carried out in 2020 totalling +€34 million, of which
€6.6 million related to assets under development

o disposals of assets of €143 million, including 11 B&B hotels in
Germany (-€106 million) and six Jardiland  properties
(-€33.2 million)

o the depreciation of hotels under operation (-€41.6 million)

e the impairment of goodwill on four hotels operated for
-€7 million following impairment tests carried out at
31 December 2020.

Assets held for sale amounted to €51 million at the end of 2020
and concern the sale agreements of five Jardiland garden
centres, five Courtepaille restaurants, one hotel in Spain and one
Ibis hotel in Aubervilliers.

Investments in equity affiliates fell by €20 million to €187 million at
the end of 2020 mainly due to the drop in appraisal values
(-€18 million).
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31 December 2019 to €2,937 million at 31 December 2020. This
€341 million decrease is due primarily to the following effects:

e the payment of the dividend in shares of -€187.6 million

e the capital increase of €184.9 million in connection with the
share dividend

e total comprehensive income for the period of ~€337.4 million
e the decrease in the translation reserve of -€9.6 million

e changes in the scope of consolidation of the Hilton Dublin and
Nice le Méridien assets for €8.3 million.

Short-term and long-term borrowing stood at €2,780 million at
the end of 2020, compared with €2,462 million at the end of 2019.
This increase of €318 million mainly concerns the arrangement of
€258 million of new debt on two companies in the Rock portfolio
(operating properties) at the beginning of the year and
€176 million drawn on two new credit lines (€250 million) for the
acquisition of eight luxury hotels on 7 September 2020 (Roco
portfolio). This increase was mitigated by the decline in the pound
sterling (-€26.7 million) and a debt repayment (-€32.8 million) on
B&B Lux 6 following the asset disposals made during the year.

The rental liabilities (€242.3 million) increased by +€12 million. These
rights mainly concern long-term leases of assets in the United
Kingdom, Spain and Italy (+€19.6 million) following the acquisition
of four hotels in September 2020.

Deferred tax income decreased by €59.9 million (net) over the
year, mainly due to the fall in appraisal values in the United
Kingdom (-€21 million) and the activation of tax loss carryforwards
on almost the entire operating hotels portfolio (-€23.5 million).

A detailed explanation of the various line items is provided in the
Notes to the consolidated accounts.
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1.5.1.7 Consolidated cash flows
(M) 2019 2020
Net cash generated by the business 276.0 80.6
Net cash flow from investment/disposal activities 99.2 477
Net cash flow from financing activities -610.1 -184.3
CHANGE IN NET CASH -234.3 -56.6

Net cash flow generated by operations stood at +€80.6 million in
2020, basically operating income (€81.9 million).

Net cash flow from investment activities/disposals of
+ €47.7 million mainly breaks down as follows:

e direct acquisitions of fixed assets (-€52.5 million), mainly the
acquisition of land adjacent to the Park-Inn Alexanderplatz
hotel (operating properties) for €8.1 million, work on operating
properties for €20 million, work on investment assets for
€81 milion and work on assets under development for
€7.2 million

e the acquisitions/disposals of equity investments (-€59.8 million)
concern the acquisition of eight luxury hotels (Roco portfolio), in
Italy (4), Hungary (2), the Czech Republic (1), France (1), the United
Kingdom (Oxford Spiers and Oxford Thames), the Netherlands
(NH Amersfoort) and Ireland (Hilton Dublin) for -€60.2 million

o asset disposals (+€152.3 million net of fees) including the disposal
of 11 B&B hotels in Germany (+€114 million) and five Jardiland
(+€33 million).

Net cash flow from financing operations of -€184.3 million mainly
breaks down as follows:

o dividends of -€2.7 million, paid during the fiscal year
e net loans and interest paid for -€143.8 million.
Net cash flow stands at -€57 million.

A detailed explanation of the various line items in the cash flow
statement is given in the notes to the consolidated accounts.

1.5.1.7 Debt structure

At 31 December 2020, net financial debt, Group share stood at
£€2,690 million (€2,808.2 million on a consolidated basis).

As a Group share, and restated for assets under a preliminary sale
agreement, net financial debt represents 419%" of total assets
revalued at institutional value, including duties (versus 34.9% in
2019).

The bank covenants relating to the financial statements,
calculated on a consolidated and Group share basis, are set out
in Section 3.2.5.12.7 of the Notes to the consolidated accounts.

Features of the debt

The average interest rate on debt for the year, calculated at face
value, was 1.99%, compared with 2.25% at 31 December 2019.

Debt maturity
The average debt maturity is 4.4 years.

Hedging

At 31 December 2020, the average active hedging rate was 77.4%.
Hedging consists of:

® swaps
o options (mainly caps, floors and tunnel options).

In view of the transactions carried out in 2020 and to increase the
average hedging term, the hedging profile has been adjusted by
an equalisation payment for €10.3 million.

The net valuation of hedging instruments was -€104.5 million at
31 December 2020. The change in the value of hedging
instruments over the period impacts the income statement for
-€45.6 milion as Group share and shareholders’ equity for
€182 million, due to exchange differences affecting the Cross
Currency Swap to GBP.

(1) At 31 December 2020, the amount of assets under sale agreements was €51 million. After restating the sale agreements, net financial debt amounted
to €2,627.1 million, the institutional value, excluding duties, was €6,002.6 million, and the amount of duties was €267.2 million.
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1.5.2

The 2020 financial statements mainly reflected:
e the impact of Covid-19:

e the spread of the Coronavirus on Covivio Hotels'
variable-income hotels in France (rents vary based on the
revenues generated by the operator), had an immediote
impact on the Company's revenues due to the decrease in
hotel occupancy

e the increase in equity interests in Murdelux following the capital
increase to finance the acquisition of a portfolio of eight hotels
leased to NH Hotels located in several European cities for a total
of €270 million

e work/disposals:

e the acquisition of the long-term lease rights for a hotel for
€4.2 million

e the sale of seven assets in the Retail portfolio for a total sale
price of €34.2 million

1.5.2.1

Changes in the main income statement items

Individual financial statements at 31 December 2020

e capital increase:

e the general meeting held on 7 May 2020 voted to offer each
shareholder the option to take their dividend in cash or in
shares. On this occasion, 98.6% of the shareholders chose the
payment of the dividend in shares, resulting in the creation of
1,510,983 new fully paid-up shares for a gross amount of
€184.9 million (€184.8 million net of fees), broken down into a
par value of €46 million and an issue premium of €138.9 million

o financing/refinancing:

e Covivio Hotels raised €325 million in medium- and long-term
financing, including €250 milion in debt to secure the
acquisition of a hotel portfolio in Italy, France, Hungary and
the Czech Republic

e the renegotiation of several hedges in exchange for an
equalisation payment of €10 million, all of which was spread.

The 2020 financial statements show a profit of €168.2 million,
compared with €184.3 million in 2019.

The main components of the 2020 and 2019 comparative income statements are as follows:

(em) 2020 2019 Var.
Revenues 46.7 76.0 -29.3
Reversals of provisions and transferred charges, other operating income 2.8 1.2 1.6
Operating expenses -50.0 -46.1 -39
Operating income -0.5 31.1 -31.6
Financial income 224.6 267.3 -42.7
Financial expenses -109.5 -122.4 129
Net financial income/(charges) 115.1 144.9 -29.8
Income from operations 14.6 176.0 -61.4
Net non-recurring income 53.6 8.3 45.3
CIT 0,0 0,0 0,0
NET INCOME OR LOSS 168.2 184.3 -16.1
Revenues stood at €46.7 million at 31 December 2020, down 38.6% from 2019.
(EM) 2020 2019 Var.
Hotel rental income 159 33.0 =171
Retail premises rental income 12.0 2.4 -0.4
Rent-free periods =21 0 =21
Spreading of rent-free periods 19 0 1.9
Rental income 27.7 45.4 -17.7
Re-involving of expenses to tenants 56 58 -0.2
Provision of services 13.4 24.8 -N4
TOTAL 46.7 76.0 -29.3
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The change in rental income is mainly due to the drop in the
variable portion of hotel revenues following the decrease in hotel
occupancy.

The change in the provision of services is mainly due to the
retrocession of a commission on sale paid by Covivio Hotels
Gestion Immobiliére (B&B disposal).

Reversal of provisions and transferred expenses in the amount of
€2.8 million correspond mainly to the transfer of expenses for
€1.4 million and reversals of impairment on tangible fixed assets
for €0.9 million.

Operating expenses, which total €50.0 million, primarily include
the following:

e other purchases and external expenses for €14.1 million, of which:
e €7.1 million in fees paid to Covivio and Covivio Hotels Gestion
e €2.9 million in legal fees
e €14 million in loan issue costs
e €1.0 million in administrative expenses
e €0.9 million in construction lease payments

e €0.6 million in fees paid in connection with Property
Management services

e €0.2 million in insurance premiums

e duties and taxes totalling €5.6 million, including €4.3 million in
Property Management taxes to be reinvoiced

o personnel expenses for €4.5 million
e depreciation, amortisation and provisions totalling €25.6 million

e other expenses totalling €0.2 million.

Management report
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Net financial income of €115.1 million consists of:
e financial income totalling €224.6 million, of which:

e €161.4 million in dividends from subsidiaries and equity
investments

e €431 million in interest on loans granted to subsidiaries
@ €13.1 million in income from swaps and options
e €6.3 million reversal of provisions for foreign exchange losses
o €0.3 million in interest on Group current accounts
e €0.3 million in default interest
e €0.1 million in other financial income
e financial expenses for €109.5 million, of which:
e €55.6 million in interest on borrowings
e €39.7 million in provisions for equity investments

e €111 million in financial expenses on hedging instruments
(including  equalisation  payments  relating to  the
renegotiation of hedges for €10 million)

e €1.5 million in interest on Group current accounts

e €1.4 million in foreign exchange losses on bank accounts at
31 December 2020

e €0.2 million addition to the bond redemption premium.

The non-recurring income of €53.6 million is mainly due to the
cancellation of the €447 million financial provision for equity
investments taken in 2019 and the capital gains on asset
disposals.

1.5.2.2 Changes in the main balance sheet account items
(eM) 31/12/2020 31/12/2019
Non-current assets 4,3295 4M0.7
Current assets 109.6 83.5
Deferred expenses 123 14.3
Bond redemption premium 1.0 12
Unrealised foreign exchange losses 7.6 18.8
TOTAL ASSETS 4,460.0 4,228.5
Shareholders' equity 2,296.2 21289
Provisions for contingencies and losses 11 7.6
Current liabilities 2153.2 2,079.8
Currency translation adjustments 9.5 122
TOTAL LIABILITIES 4,460.0 4,228.5

Fixed assets rose from €4,110.7 million at 31 December 2019 to
€4,329.5 million at 31 December 2020, an increase of €218.8 million.
This increase is mainly due to the subscription of securities for
€281 million, the acquisition of the rights to a long-term lease on a
hotel for €4.3 million, and work on the hotels for €1.3 million, new
loans to subsidiaries for €306.2 million, the exceptional reversal of
a financial provision in 2019 for €44.7 million, offset by asset
disposals for -€24.3 million, depreciation of -€15.2 million,
impairment of assets for -€3.6 million, impairment of equity
investments for ~€39.7 million, impairment of trade receivables for

-€3.3 million, loan repayments for - €319.7 million, elimination of
shares following a capital reduction for -€17.5 million.

Current assets stood at €109.6 million at 31 December 2020,
compared with €83.5 million at 31 December 2019. This change of
€26.1 million is mainly due to the increase in current account
receivables of €21.9 million and the increase in cash and cash
equivalents of €4.4 million.

The unredlised foreign exchange loss mainly relates to the
unrealised loss recorded against inter-group debt of £295.3 million
valued at €7.6 million at the closing rate on 31 December.
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Shareholders' equity, before distribution, was €2,296.2 million at Borrowings amounted to €2,153.2 million at 31 December 2020
31 December 2020, versus €2128.9 million at 31 December 2019. (compared with €2,079.8 million as of 31 December 2019), of which
This change is mainly due to the capital increase decided on €741.6 million in bonds, €1,273.7 million in borrowings and debt from
7 May 2020 giving each shareholder the option to receive the credit institutions, €120.5 milion of current accounts with
dividend in shares. 98.6% of the shareholders chose this option, subsidiaries, €6.5 million of trade payables and related accounts,
thus creating 11,510,983 new shares for €184.9 million. The change is €2.9 million or receivables to be established on variable income
also due to net income for the year (+ €1682 million) and from hotels and €3.9 million in debts to subsidiaries.

distribution of the 2019 dividend (-€188.1 million). . ) ) ) )
Unrealised foreign exchange gains mainly relate to the unrealised

gain recognised on intra-group receivables, valued at €9.5 million
at the closing rate on 31 December.

1.5.2.3 Non-tax deductible expenses

In accordance with Article 223 quater of the French General Tax Code, the financial statements for the year do not include any expense
that cannot be deducted from taxable income under article 39-4 of that Code.

During the past fiscal year, the company incurred no expenses subject to Articles 223 quinquies and 39-5 of the French General Tax Code.

1.5.2.4  Ageing analysis of trade payables and receivables by due date

The table below is presented in accordance with the provisions of Article L. 441-14 (formerly L. 441-6-1 repealed by Order 2019-359, 24 April
2019) of the French Commercial Code, which states that companies filing audited financial statements must disclose information on the
payment terms of their suppliers and customers. The provisions of Article D. 441-4 of the French Commercial Code setting out the format
for this disclosure in the management report were transferred to Article D. 441-6 of the same code on 27 February 2021.

Article D. Article D. 4411.- 1: Invoices received and due but not yet paid Article D. Article D. 441 |.- 2: Invoices issued and due but not yet paid
on the closing date of the fiscal year on the closing date of the fiscal year
Total Total
0 days 91days 1day 0 days 91days 1day
(€x) (indicative) 1-30 days 31-60 days 61-90days andover andover (indicative) 1-30 days 31-60 days 61-90 days andover — and over
(A) Late payment categories (A) Late payment categories
Number of invoices
concerned 22 3 26 587
Total amount of invoices
concerned incl. Tax * 3,437 1,465 25 23 1,513 237 1,570 121 - 3,297 6,139

Percentage of the total
amount of purchases
including tax during the

fiscal year 10% 4.07% 0% 0% 420%

Percentage of revenues

including tax during the

fiscal year 0.44% 2.92% 2.36% 6.13% N.41%

(B) Invoices excluded from (A) relating to litigious or unrecorded payables (B) Invoices excluded from (A) relating to litigious or unrecorded

and receivables payables and receivables

Number of invoices excluded N/A N/A

Total amount of excluded

invoices N/A N/A

(C) Benchmark payment terms used (contractual or legal - (C) Benchmark payment terms used (contractual or legal -

Article L. 441- 6 or L. 43-1 of the French Commercial Code) Article L. 441- 6 or L. 43-1 of the French Commercial Code)
Contractual terms: Statutory terms:

Payment terms used for the Contractual deadlines: Observations:

calculation of late payment Legal deadlines: 60 days no invoicing for late payment interest

Invoices received, not paid but not due relate to rental payments on behalf of Covivio Hotels subsidiaries.
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1.5.2.5

A proposal will be made to the Combined General Meeting of
8 April 2021 to allocate income for the period of €168,212,028.29,
plus retained earnings of €33,300,149.36, as follows:

Appropriation of net income

e payment of the preferential dividend of €500,000 to the limited
partner in respect of the fiscal year

o the payment of €34,462,380.16 in dividends to shareholders
o €166,549,797.49 to the retained earnings account.
Each share will thus receive a dividend of €0.26.

In accordance with the law, shares held by the company on the
dividend payment date do not hold any dividend rights. The
General Meeting resolves that the amount corresponding to
treasury shares on the dividend payment date, as well as the
amount the shareholders may have waived, will be allocated to
the "Retained earnings” account.

The dividend will be paid on 15 April 2021.

Management report
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Based on the total number of shares that made up the share
capital at 31 December 2020, ie. 132,547,616 shares, and subject
to the potential application of the provisions of Article 9 of the
company's Articles of Association to the Shareholders subject to
Withholding, a total dividend of €34,462,380.16 will be distributed.
This dividend only carries entitlement to the 40% rebate in the
event that the global annual election has expressly and
irevocably been made for the income tax scale option in
accordance with the provisions of Article 200 A 2 of the French
General Tax Code, and only for the portion of this dividend
deducted, where applicable, from earnings liable for corporate
income tax. In accordance with Article 158 3 b bis of the French
General Tax Code, this rebate is not applicable to profits exempt
from corporate income tax under the SIIC regime, pursuant to
Article 208 C of the French General Tax Code.

Dividends drawn against the company's profits exempt from
corporate income tax pursuant to Article 208 C of the French
General Tax Code, excluding the preferential dividend and not
eligible for the 40% rebate total €34,462,380.16. The dividend
drawn against profits subject to corporate income tax amounts
to €0.

In accordance with the law, the General Meeting confirms that the dividends distributed for the previous three fiscal years were as follows:

Dividend paid Amount eligible Amount not eligible

Fiscal year Number of shares per share for the 40% rebate for the 40% rebate
€0 or €0.5418 €1.55 or €1.0082

2019 121,036,633 €155 (if IT option) (if IT option)
€0 or €0.337 €1.55 or €1.2163

2018 118,057,886 €1.55 (if IT option) (if IT option)
€0 or €0.066 €1.55 or €1.484

2017 106,252,098 €1.55 (if IT option) (if IT option)
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1.5.2.6 Company results over the last five fiscal years

In accordance with Article R. 225-102 of the French Commercial Code, the following statement presents the company's earmings over the
last five fiscal years:

Fiscal year Fiscal year Fiscal year Fiscal year Fiscal year
2016 2017 2018 2019 2020
| - Share capital at year-end
a. Share capital 296,415852 351,264,348 472,231,544 484,146,532 530,190,464
b. Number of ordinary shares outstanding 74,103,963 87,816,087 118,057,886 121,036,633 132,547,616
c. Number of priority dividend shares
(without voting rights) outstanding 0 0 0 0 0
d. Maximum number of future shares to be created 0 0 0 0 0
d1. Through conversion of bonds 0 0 0 0 0
d2. Through exercise of subscription rights 0 0 0 0 0
Il - Transaction and results for the year
a. Revenues net of tax 108,703,553 84,929,670 75,832,603 76,038,319 46,650,708
b. Income before tax, employee profit sharing,
depreciation, amortisation and provisions 382,055,857 93,045,651 242,443,368 256,496,393 182,382,551
c. Corporate income tax 0 - 1,249,711 0 0 0
d. Employee profit sharing due for the year 0 0 0 45,920 0
e. Income after tax, employee profit-sharing,
depreciation, amortisation and provisions 334,397,190 79,582,706 218,201,881 184,274,609 168,212,028
f. Distributed income 229,722,285 164,690,752 182,989,723 187,606,781 34,462,380
Il - Earnings per share
a. Income after tax and employee profit sharing,
but before depreciation, amortisation and provisions 516 1.07 2.05 212 1.38
b. Income after tax, employee profit sharing, depreciation,
amortisation and provisions 4.51 0.9 1.85 1.52 1.27
c. Dividend per share 310 1.55 155 155 026"
IV - Staff
a. Average salaried headcount over the fiscal year 14.25 17.75 2142 21.25 22.83
b. Total payroll for the fiscal year 1,549,753 1,928,840 2,390,769 2,641,301 2,432,920
c. Amount paid in employee benefits for the fiscal year
(social security, benefits, etc.) 72573 953,361 2,722,681 3,093,622 2,092,055

Proposed to the Combined General Meeting of 8 April 2021.

15.2.7 Statutory Auditors’ reports

In accordance with the legislative and regulatory provisions, the Statutory Auditors' reports, which are included in the company's Universal
Registration Document, are available for consultation.
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1.6

1.6.1

In accordance with the European Regulation (EU) no. 2017/1129 of
14 June 2017 and the two associated delegated regulations taking
full effect from 21 July 2019 ("Prospectus 3") and the ESMA
guidelines on risk factors, the risks specific to Covivio Hotels, the
occurrence of which could have o material effect on the
Company's financial position or results, after the application of risk
management measures, are presented below.

Risk factors

Covivio Hotels' risk mapping is regularly reviewed by the Audit
Committee and the Supervisory Board. Covivio Hotels updated it in
order to take into account, in particular, changes to its operating
environment, including the global health environment.

The analysis identified the major risks and the action plans to be
implemented or strengthened in order to improve their
management. A report on improvements to the control of risks
which already had actions plans was also drawn up.

The attention of investors is, however, drawn to the fact that other
risks may exist, which are unidentified or whose occurrence is not
currently considered likely to have significant adverse effects.

1.6.1.1 Risk ranking

Risks are identified and rated by the Risk Department, based on
interviews and the results of the annual audit plans, which make it
possible to identify their level of control, via analysis of the
effectiveness of the internal control processes deployed - as well
as benchmarking to comparable situations in other companies.

The risks are presented in a limited number of categories (1. to VL) In
accordance with ESMA guidelines'.

The risk rating results from a combined analysis of their potential
negative impact and their probability of occurrence, while taking
into account the control systems implemented by the company.

1.6.1.1.1

The occurrence of the risk is likely to have an impact on the value
of the company, its results, its image and/or its business continuity.

Impact and level of control

Thus, the rating of the impact is based on an estimate of the
financial impact risk should the risk occur, on the NAV or
consolidated EPRA Earnings (Group share) of Covivio Hotels,
depending on the financial flows concerned. Certain
non-quantifiable risks are estimated on the basis of their potential
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consequences on the continuity of the business and/or on the
image of Covivio Hotels, consequences that could hinder the
ability of Covivio Hotels to implement its strategy and establish
new business relations with its stakeholders (buyers, sellers,
customers, tenants, suppliers, etc). Once quantified, the gross
impact is corrected for the level of risk control and insurance
coverage.

This gives a net impact rating on a scale of 1to 4 (from the lowest
to the highest).

1.6.1.1.2 Probability and level of control

The probability of occurrence of the risk is rated from 1to 4 which
also takes into account the control system put in place by Covivio
Hotels, mainly based on the efficiency of its procedures and, more
generally, its internal control system.

1.6.1.1.3

The risk is classified by taking into account the combined effect of
the net impact and the net probability of occurrence:

Overall risk assessment

low risk: less than 1.5

moderate risk: between 1.6 and 2.5
high risk: between 2.6 and 3.5

very high risk: more than 3.6

1.6.1.2 Summary of the main risks to which

Covivio Hotels is subject

The main risks are identified in the table below. They are grouped
into six categories:

l. Pandemic risks
Il. Risks related to Covivio Hotels' operating environment
Ill. Risks related to IT systems, data security and cybercrime

IV. Risks related to Covivio Hotels' legal and
environment

regulatory

V. Risks related to the development of Covivio Hotels

VI. Financial risks

(1) ESMA31-62-1293 EN “Guidance on risk factors in the context of the Prospectus Regulation”.
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Risk category Risks (Risk: see graph) Risk category
I. Pandemic risks Decline/halt in business resulting from a Covid-type Pandemic Very high
pandemic
II. Risks related to Covivio Hotels' Unfavourable evolution of the real estate market: fall or Real estate market High
operating environment stagnation of values and rents
Decline/halt in activity resulting from an unfavourable Geopolitics High
political and geopolitical environment, terrorism, social
unrest, etc.
Default or insolvency of tenants resulting from o Tenant default High
deteriorated overall economic environment (unpaid bills)
Decrease in demand and risks of vacancy resulting from Change in hotel usage  Moderate
new uses (business travel/trade  shows/seminars
slowdowns, etc.)
lil. Risks related to IT systems, Theft and/or alteration of data, including personal data Data Moderate
data security and cybercrime Failure of IT systems, consequences of cyber attacks Cybercrime Moderate
Intrinsic failure of Covivio's information systems or related IT failure Moderate
to the digital transformation
IV. Risks related to Covivio Hotels' Risk of fraud, corruption (and related offenses), money Fraud, corruption, Moderate
legal and regulatory environment |laundering and related legal and image risks money laundering
Unfavourable developments in real estate regulations Real estate regulations Moderate
Unfavourable developments in tax regulations Tax regulations Moderate
Unfavourable changes in health and safety regulations Health/safety Moderate
regulations
V. Risks related to the growth of Risks related to construction, works and redevelopment: Works Moderate
Covivio Hotels late delivery, over budget or risks related to site safety
Risks related to mergers and acquisitions: overestimate of External growth Low
values, misvaluation of liabilities, acquisition of toxic
liabilities
VI. Financial risks Unfavourable change in interest rates Interest rate High
Breach of banking covenants (LTV, ICR) related to fall in  Covenants Moderate
values and/or revenues
Liquidity risks - Difficulties in raising financing/refinancing  Liquidity - Financing Moderate
Failure of our financial (interest rate hedging) and Counterparty risk Low

insurance partners

IMPACT

P .
Covenants ant:iemlc
* Rate
Cybercrime . Tenant default  Regl estate
* * market
*
Fraud, Corruption,
money laundering Ditc
Health/safety Geopolitics
regulations *
* IT failure
Liquidity - Financing : ~ Change
: Tax regulation " hotelusuge

Counterparty risk

Real estate

External growth regulations
> * *
Works
PROBABILITY
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and management systems

1.6.2.1

Risks

Pandemic risks

Control system
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Detailed analysis of the main risks to which Covivio Hotels is subject

Risk category

e The activity of Covivio Hotels was particularly affected by the e In  the

Covid-19 pandemic and other pandemics in the future could
have similar effects, in that they would constrain international
travel, could require the implementation of restrictive health and
safety measures or the closure of establishments.
e Covivio Hotels could again be faced with:
e a deterioration in the financial strength of its tenants and a
risk of non-payment in its portfolio leased under "fixed rents”
e a fall in variable rents
e operating losses on the portfolio held as
properties”
e Thus, at the height of the crisis, only 22% of hotel rooms (by
number) were open.

"operating

e The Covivio Hotels portfolio breaks down by type of rent and

income as follows:

20%
EBITDA on
operating properties

45%
13% Fixed rent
o

UK rent

22%

Variable rent

e The changes in rents and revenues by type between 2019 and
2020 (as a share of the Covivio Hotels group, excluding retail)
are presented below. They were almost exclusively affected by
the global health situation:

e Variable rental income: €16 million in 2020/-73% compared to
2019. These mainly comprise the portfolio in France and
Belgium leased to Accorlnvest which was affected by the
closure of many hotels throughout 2020 and by the low
occupancy rates of the hotels that remained open.

e UK rental income: €0 million in 2020/-100% compared to 2019.
The heallth crisis triggered the major underperformance clause
in the lease, which reduces the rent when the operator's loss
on the portfolio exceeds one third of the annual rent. As a
result, no rental income was recorded in this scope for 2020.
Fixed rental income: €108 million in 2020/-3% compared to
2019. Fixed rents suffered a limited decrease resulting from
lease renegotiations with tenants as well as a temporary
decrease related to a transition period between two tenants
on a hotel in Spain.

EBITDA of hotel operating properties: €8 million in 2020/-88%

compared to 2019. Revenues from operating properties were

affected by closures from March to December as well as the
low occupancy rates of hotels that remained open during

2020.

tourism  segment, Covivio Hotels Very high

anticipates a future recovery in the hotel

industry in Europe, which will initially be driven
by three main drivers:

e markets with predominantly domestic and/or
regional customers, such as France, Germany
and the United Kingdom

o markets with predominantly leisure customers,
including France, Germany, ltaly and the
United Kingdom

e individual customers, who will be the first to
benefit from the lifting of government
restrictions.

Considering these elements, the Covivio Hotels
portfolio is well positioned to benefit from the
coming recovery: variable revenues,
concentrated in France and Germany, as well
as revenues from the UK portfolio, are
generated mainly by domestic or regional
customers, who travel individually for leisure.
The strong momentum in these markets,
particularly in France and Germany, was
confirmed during the summer of 2020, with a
rapid recovery following the lifting of
government restrictions: between April and
August, RevPar performance in France and
Germany outperformed the rest of Europe, by 31
and 17 points respectively.
Although they cannot be controlled, future
pandemic risks and their consequences could
be better contained due to the experience of
the last two years as well as the greater agility
of hotel operators in the deployment of
appropriate health and safety measures.
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1.6.2.2 Risks related to Covivio Hotels' operating environment

Risks Control systems

Risk category

Unfavourable evolution of the real estate market: fall or stagnation of values and rents

e The total assets of Covivio Hotels at the end of 2020 (€6.8 billion e Covivio Hotels is committed to maintaining a solid
Group share) mainly consisted of the appraisal value of the  rental base, with large accounts and long-term
buildings, which at the end of 2020 amounted to €6.2 billion (ie.  leases (remaining firm lease term of 14.2 years at
over 92%). Any change in the value of buildings has a direct  the end of 2020).
impact on the balance sheet total. e The geographical diversification of activities helps

e The value of the Covivio Hotels portfolio depends on the  toreduce the impact of risk (see section 1.3.1 of this
evolution of the real estate markets in which the Group operates.  Document).

Both rent levels and market prices (and consequently the e The professionalism of the teams and the
capitalisation rates used for comparison purposes by appraisers)  long-term partnerships forged with its tenants
may be subject to fluctuations due to the financial environment.  enable Covivio Hotels to be o key player,
Covivio Hotels recognises its investment properties at fair value  recognised in the markets in which it operates.

in accordance with the option offered by IAS 40. e Covivio Hotels also relies on the Covivio Group's

e In 2020, the value of the hotel portfolio (Group share) changed  Innovation Department and Digital Department,

on a like-for-like basis by -6.9% compared to +5.5% in 2019, this  created to anticipate and incorporate these

significant decrease being mainly due to the effect of the issues into its strategy and ensure competitive

Covid-19 pandemic on revenues generated by the hotel advantage.

activities and the risk levels (reflected in the rates) estimated by

the appraisers, as presented in paragraph 1.6.2.1 "Pandemic

risks”.

For information, the following table presents the sensitivity of

asset valuations at 31 December 2020 to yield rates (which

correspond to rents/appraisal values excluding taxes):

Group share Yield rate - Yield rate +
€ millions yield™ 50 BPS Group share 50 BPS Group share
Hotels in 55% 4809 - 4011
Europe
TOTAL 5.5% 480.9 - 4011

(1) GS: Covivio Hotels Group share

e Thus, a decrease in appraisal values is likely to affect the net
asset value of Covivio Hotels and, possibly, its share price.

e In addition, Covivio Hotels may not always be able to implement
its leasing, disposal and investment strategy on favourable
market terms, due to fluctuations in the real estate markets.

High
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Risks Control system Risk category
Decline/halt in activity resulting from an unfavourable political and geopolitical environment, terrorism, High
social unrest, etc.

e Instability or a deterioration in the economic environment in @ A number of mitigating measures help protect
Europe and, more particularly in the countries where Covivio  Covivio Hotels from the financial consequences
Hotels operates, could lead to a significant reduction in its rental  of these risks:
income. e the quality of its partnerships and tenants

e Hotels whose rents are directly indexed to revenues and hotels e the diversity of its segments, its locations and
held as operating properties (representing, in total, 39% of the the deployment of innovative hotel concepts
portfolio by value at 31 December 2020) would accordingly see @ maintaining a high residual term of hotel
their revenues decrease due to the reduction in their occupancy leases (firm 14.2 years at the end of 2020).
rate, o direct consequence of the decline in tourism or business ® Covivio Hotels has also chosen to form
travel. partnerships ~ with  major  hotel  groups

e Covivio Hotels was confronted with this situation at the end of (Accorinvest, NH Hotels, IHG, B&B, Radisson,
2018 with the Yellow Vests movement when security conditions as ~ Barcelo, Hotusa, Motel One, etc) with a solid
well as economic conditions had a negative impact on hotel  financial base enabling them to cope with a
occupancy resulting in a decline of -0.5 points in the hotels' significant decrease in their revenues in the
occupancy rate, which had been up +1.4 points year-to-date  short/medium term.
before the protests began. This phenomenon was worse in Paris ® At the same time, Covivio Hotels is working to
where the recorded drop in the occupancy rate was - 3.6 points. diversify its rental base; over the last four years,

e The risk of terrorist attacks also had direct consequences on the the company has considerably expanded its
number of visitors in hotels in the major cities. Consequently, the number of partners with IHG, MEININGER and
hotel located at Brussels airport saw the number of its visitors Motel One.
decline by 14.4 points following the terrorist attacks in 2015. 29

Pierre & Vacances
Center Parks Group
2%
Club Med 9%
39% Others %
Borce\g :g;(g:i \\ ?c%o/rlnvest
o
Grupo Hotusa
8%
Marmott
0
9% zll(—l;l—ﬁte\s
Radisson
Hotel Group
BsB ngf; 15% (including 13% UK)
IHG
Default or insolvency of tenants resulting from a deteriorated overall economic environment (unpaid bills) High

e Covivio Hotels is exposed to the risk that its tenants’ financial
stability might deteriorate or that they might even become
insolvent, which would affect the company's earnings. This risk of
insolvency of Covivio Hotels tenants is mainly related to the
geopolitical context (see above) and pandemic (see Pandemic
risks).

As of 31 December 2020, €10.7 million in provisions were recorded
by the Company for unpaid rent and charges. In particular, this
includes the provision of €2.4 million made following the judicial
liquidation of the tenant Courtepaille in 2020. The Courtepaille
assets have since been taken over by the Buffalo Grill group. As a
reminder, in 2019 and in 2018, no tenant of Covivio Hotels was in
arrears.

e The measures to reduce the risk of
non-payment are detailed above in the section
relating to the risk "Decline/halt in activity
resulting from an unfavourable political and
geopolitical  environment,  terrorism,  social
unrest, etc.".

e Covivio Hotels also uses industry software to
monitor the financial performance of its tenants,
thus limiting the risk of potential insolvency.

e A monthly report on non-payments is prepared
monthly  and presented to  General
Management.

e The partnership committees formed with each
key tenant enable Covivio Hotels to keep track
of their business performance.

e Rental guarantees and security deposits
generally reduce the risk of non-payment by
Covivio Hotels.
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Risks

Control system

Risk category

Decrease in demand and risks of vacancy resulting from new uses
(slowdown in business travel/trade shows/seminars, etc.)

e Mainly driven by the pandemic context (see Pandemic risks), new
cyclical and structural uses are beginning to affect the hotel
sector.

e Both the development of teleworking (and the deployment of
efficient remote communication methods) and the growing
environmental concerns of companies could lead to a slowdown
in business travel, in particular for individual international
customers, in the medium/long term.

e As a result, the occupancy rates of hotels in this segment could

decrease in coming years, which could have the following

consequences:

e a deterioration in the financial strength of Covivio Hotels'
tenants and a risk of non-payment in its portfolio leased under
"fixed rents"

e a fall in variable rents

e operating losses on the portfolio held as operating properties.

More specifically, the decline in international trade

shows/seminars could continue in coming years. Hard hit by

health restrictions, the European sector saw a significant decline

compared to 2019.

o In the tourism segment, mainly affected by the pandemic context,
Covivio Hotels anticipates a faster recovery in activity.

Covivio Hotels has chosen a demanding asset
allocation strategy, particularly in terms of
property quality, long-term rental partnerships
and geographical distribution.

At the end of 2020, 88% of Covivio Hotels’'
portfolio was located in major European cities
with a high level of tourist appeal, such as Paris,
Berlin, London, Rome, Madrid and Barcelona,
and the business travel segment represented
49% of assets in the Covivio Hotels portfolio.

o

4% Others*
Italy
11% 33%
Spain France
13%
UK
3% 6%
Netherlands Belgium
24%
Germany
In the tourism segment, the company

anticipates a future upturn in the hotel industry
in Europe (see "Pandemic risks").

The maintenance of a high firm residual term of
the leases of Covivio Hotels (14.2 years at the
end of 2020) as well as the staggering of the
exit of its tenants, enabling the Company to
secure its cash flows in the long term.

Lastly, thanks to ongoing dialogue with its
partners, Covivio Hotels will be able to
encourage and support the development of
innovative concepts enabling its portfolio to
adapt to new uses.

Moderate

Portugal, Ireland, Hungary, Czech Republic and Poland
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1.6.2.3 Risks related to information systems, data security and cybercrime
Risks Control system Risk category
Theft and/or alteration of data, including personal data Moderate
e In view of its activity as a hotel operator in Europe through its e Covivio Hotels, using the central services of the
portfolio held as a separate property, Covivio Hotels is  Covivio Group, has put in place a dedicated
particularly concerned with the management of personal data. structure for the protection of personal data at
e In addition, the increasing digitization of its activities, intended in  European level, detailed in paragraph 2.6 of the
particular to improve its services, means that Covivio Hotels uses  Covivio Group's URD. This includes the
multiple data subcontractors. appointment of a Data Protection Officer,
e Thus, in addition to the financial, operational or image damage guarantor of the protection of personal data
that could result from theft or alteration of its data (processed in processed within the Group.
its own systems or those of its subcontractors), Covivio Hotels e The measures dedicated to the security of
could be liable for fines issued by the competent data protection  information systems are detailed in
supervisory authorities, which, in accordance with the European  Section 1.6.4.2.1.2 of this Document.
Regulation No. 2016/679, known as the General Data Protection
Regulation (GDPR), could reach 4% of its global revenues.
e More generally, Covivio Hotels could be subject to penalties for
non-compliance with the other principles of the Regulation:
purpose, proportionality and relevance, limited retention period,
security and confidentiality, respect for the rights of data
subjects, including information provided to them regarding the
processing of their data.
Failure of IT systems, consequences of cyber attacks Moderate
e The cash flows that the company may have to disburse exposes The measures put in place to reduce this risk are
Covivio Hotels to the risks of cyberattacks and attempted fraud described in more detail in paragraph 1.6.4.2.1.2 of
by clever engineering that could lead to extortion, theft, loss of this Document:
data or business interruption. e back-up plan
e Over the past two years, Covivio Hotels has seen an increase in @ Business Continuity Plan
attempted fraud through clever engineering and phishing @ intrusion tests
operations, but the company has not suffered any financial © cyber risk training and awareness
damage to date. e cyber risk mapping
e Interruptions, violations or failures of the information systems © Cyoerinsurance .
would lead, apart from substantial damage to computer © implementation of an Information Systems
hardware, image risk and financial consequences which may be ~ Security Policy (ISSP) and @ Chief Information
severe such as expenditure incurred to re-establish the — Security Officer (CIsO).
information system, to reconstitute the data, consultants’ and
lawyers' fees, etc.
Intrinsic failure of information systems or related to the digital transformation Moderate

e With a view to improving customer satisfaction, by proposing an
offer adapted to the challenges of tomorrow and by reinforcing
the integration of its teams and activities, in 2018 the Covivio
group launched a digital transformation intended to be rolled out
Europe-wide, particularly in the Covivio Hotels scope.

e This notably involves pooling its management applications via a
software package that, among other functionality, integrates its
accounting and real estate management.

e This project will require a massive data migration as well as
configuration of the new software to the specificities of the Group
in terms of products and activities.

e In the event of a poor estimate of requirements during the
deployment phase of the project or a technical failure during the
migration, Covivio Hotels could experience partial or total
temporary unavailability of its invoicing, payment and accounts
reporting systems, leading to associated financial and image
risks.

e Similarly, a significant delay in the deployment of this structural
project could result in high additional consulting costs.

e For the digital transformation, Covivio has
chosen to use local publishers and to surround
itself with consultants with proven experience in
supporting large international groups.

e There are dedicated workshops and support
from specialised consultants to help anticipate
technical and organisational problems with the
migration.

o If the migration fails, the use of current systems
may be extended.
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1.6.2.4 Risks related to the legal and regulatory framework in which Covivio Hotels operates

Risks Control system

Risk category

Risk of fraud, corruption (and related offenses), money laundering and associated legal and image risks

e The activities of Covivio Hotels and in particular the sales, e Covivio Hotels has a structured internal control
acquisition and leasing activities involve significant capital  system, the operation of which is described in
movements as well as regular contacts between Covivio Hotels  section 1.6.4 of this document.
employees and local service providers, intermediaries and/or e Measures to prevent specific risks of fraud,
public officials. corruption and money laundering are detailed

Fraud in paragraph 2.6.2 of the Covivio group's URD

e Covivio Hotels could be the victim of internal or external fraud:  and in paragraph 1.6.4.215 of this Document.
use of privileged access, identity theft of an employee, manager  This system is coordinated at European level by
or service provider in order to obtain a transfer to a third-party  the Group Compliance Officer, who also covers
account for a real or fictitious transaction, etc. the activities of Covivio Hotels.

e This risk is exacerbated by teleworking as a result of the health
crisis, in which fraudsters see an opportunity to hijack companies’
internal control systems and increase their attacks.

Corruption and influence peddling

e Covivio Hotels staff (employees, corporate officers), directly or via

intermediaries may be liable to commit these offenses, in their

own interest, that of a third party or that of Covivio Hotels.

For example, employees could grant donations, subsidies, gifts or

other miscellaneous benefits (recruitment of a relative, etc.) with a

view to obtaining o contract, any other favourable decision by a

public official, a company officer or other decision-maker in

connection with a sale, acquisition or lease.

Similarly, Covivio Hotels employees could be granted these same

benefits to encourage the use of a service provider.

In the event of proven corruption or influence peddling, in addition

to the penalties provided for by law, Covivio Hotels could be

criticised for the weakness of its risk prevention system as defined

by Law no. 2016-1691 of 9 December 2016 on transparency, the

fight against corruption and the modernisation of the economy

and be subject to sanctions in this respect.

Money laundering

e Covivio Hotels could take part in or carry out operations involving

a violation of French or European laws and regulations relating to

asset freezes or embargoes. Likewise, Covivio Hotels could be

penalised for failing to comply with the provisions of the French

Monetary and Financial Code on anti-money laundering and

terrorist financing obligations, for example, by failing to perform

appropriate due diligence for each type of transaction

(enhanced vigilance).

In addition to the penalties (administrative, civil, criminal, etc.) and

their financial impact, Covivio Hotels could, in the event of proven

fraud, corruption or money laundering, experience a deterioration

in its image, which would have the effect of limiting its ability to

forge business relationships and implement its strategy of

disposals, acquisitions, development or leasing.

Moderate
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Risks Control system Risk category
Unfavourable developments in real estate regulations Moderate
e Legal and regulatory changes in terms of commercial leases, e Regular legal and case law reviews are carried
particularly in terms of term, indexation and rent ceilings, are likely  out in a changing legal and regulatory context.
to have negative consequences on the valuation of the portfolio, ® The specialist teams managing the hotel
results, business or financial position of Covivio Hotels. portfolio, supported by the Group Legal
Department and specialised consultants in
Europe, monitor the application of these
regulations. Also, Covivio Hotels diversified
geographical footprint limits the company's
exposure to country risk.
e The regulatory context continues to evolve and
requires constant vigilance from the Covivio
Hotels teams.
Unfavourable developments in tax regulations Moderate
e For some of its activities, Covivio Hotels benefits from the SIIC e The Group's Tax Department, composed of
regime (for real estate investment companies). In return for its tax  dedicated professionals, is responsible for
relief scheme, the company undertakes to distribute the majority  managing tax risks. They constantly monitor
of its profits and its shareholders will then be taxed at a later  regulations and case law, both local and
date. European, with the help of specialised external
e An SIIC must be listed and not more than 60% owned by one  consultants.
majority shareholder, alone or acting jointly and the land
management activities (SIIC activities) must account for more
than 80% of its activity.
e In Spain, Covivio Hotels investments also benefit from a special
regime for real estate activities called SOCIMI.
e Any change in tax rules (tax, duties) or any failure to comply with
the above-mentioned obligations could have an unfavourable
impact on Covivio Hotels' financial results.
Unfavourable changes in health and safety regulations Moderate

e The business of Covivio Hotels is subject to laws and regulations
relating to the environment and public health. These laws and
regulations govern, in particular, the holding or use of facilities
that present specific risks, the use of toxic materials or
substances in buildings, and the storage and handling of such
substances. If these applicable laws and regulations were to
become more stringent, the Covivio Hotels Group might have to
meet additional expenses.

Moreover, as the owner of these buildings, facilities or land,
Covivio Hotels could be held liable under civil or even criminal law
if it breaches its obligations.

Likewise, the diversification of Covivio Hotels' accommodation
offering (with options ranging from trad