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QTS’ HIGHLY CONCERNING MISREPRESENTATIONS AND UNADDRESSED FAILURES




THE TROUBLING RESPONSE FROM QTS: WITHHOLDING VOTES ON MR. WILLIAMS AND MR. GRABE

* Land & Buildings is an approximately 3% shareholder of QTS Realty Trust (“QTS” or the “Company”)

QTS issued a presentation late Friday, April 13, 2018 including numerous disturbing “facts” and
misrepresentations

e The claims the Company made — and more importantly the ones they did not — are quite telling

 The Company’s troubling response is the latest in a pattern of highly concerning actions that have
caused QTS management and Board to lose credibility with investors — It is time for shareholders to
take a stand

e WITHHOLDING votes for Chairman/CEO Williams and Compensation Chairman Grabe at QTS’
May 3rd Annual Meeting will send a clear message to the Board that urgent change is needed

THE PERSISTENT FAILURES IN CORPORATE GOVERNANCE AND COMPENSATION PRACTICES AND
SUBSTANTIAL UNDERPERFORMANCE FOR QTS SHAREHOLDERS SIMPLY CANNOT CONTINUE

L&B | —




WHAT QTS WANTS INVESTORS T0 BELIEVE IS HIGHLY CONCERNING AND MISLEADING

» QTS Board wants investors to believe that Land & Buildings did not attempt to engage in constructive dialogue, but in reality the
Company delayed a meeting until just last week — nearly 5 weeks after our initial request

» QTS wants investors to believe that it is perfectly acceptable for Mr. Williams to own QTS headquarters, which includes data center
space, and earn over $1 million annually in rent as well millions of dollars in other related party transactions

» The Company wants investors to believe that it is appropriate to just ignore the past six months of shareholder returns
* Mr. Williams and the Board want investors to believe compensation is aligned with performance, despite comp being discretionary

» QTS wants investors to believe that its forecasts for financial performance are reliable, despite its about-face on its strategy
following its November 2017 investor day and multitude of missed projections since IPO

e Mr. Williams and QTS want us to believe he lives “full-time” in Kansas, but he declares his Arizona home as his primary residence

e Mr. Williams and the Board wants investors to believe that the 3 directors from the Company’s private equity sponsor, that has
since liquidated its investment, have shareholders’ best interest at heart

» QTS wants investors to believe the Company has made strong capital allocation decisions, while trying to downplay Carpathia, the
single largest acquisition in the Company’s history, which we believe will largely need to be written down

* QTS wants investors to believe the Board does not need to be refreshed despite the average tenure of its directors being more than
50% longer than the Company has been public

* Mr. Williams and the Board want investors to believe his dual-class super voting stock and interest in the Company’s operating
partnership are normal course of business and fair, but in reality they create significant conflicts of interest

Source: Company filings | L&B —_
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WHAT THE QTS RESPONSE IGNORES IS TELLING

* Mr. Williams and the Board did not take issue with numerous alarming facts shareholders must consider:

x What about Mr. Williams’ numerous related party transactions, including QTS chartering an aircraft
owned by Williams for nearly a half million dollars in 2017?

x What is the justification for the unearned award of stock options to Mr. Williams for “additional
motivation” after the stock declined more than 35% in 2018?

x Where is the explanation of the Compensation Committee’s decision to make the March 2018
options award at a trough in the market price when the Board may have been in possession of
material non-public information that would boost the stock, including a critical capital raise and
significant lease renewals?

x Where is the justification for Mr. Williams’ employment agreement requiring that the Company
nominate him as Chairman of the Board, and stipulating that if the Company declines to do so Mr.
Williams may walk away with more than $8.8 million?

x What about the numerous missed financial targets since the IPO, which beg the question: why
should investors believe Mr. Williams now?

- L&B | —



WHAT QTS WANTS INVESTORS TO BELIEVE IS HIGHLY CONGERNING AND MISLEADING
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THE TROUBLING QTS RESPONSE

Setting the Record Straight on Land & Buildings’ Misleading Attacks

- The first date to meet with independent
| " Boardof Dicion, s wel s making ot aflamemsory sad msiding isoares and sccomtions ot the Compemy. ;v\| Board members QTS offered to Land &
- 1

Buildings was April 10th, 2018, more than
6 weeks after our initial public
engagement and more than one month
after we initially asked for a meeting

*  As we have previously stated, QTS s open to and appreciates mput from its sharcholders. However, Land & Buildings has
consistently refused to engage in constructive dialogue with QTS, but rather appears more interested in advancing s own activist
agenda and generating publicity for itselll

meeting with QTS independent directors.

|
|
|
Land & Buildings purports 1o desire engagement, but yvet filed its most recent attack presentation the night before its scheduled |
|
1

- ::I:‘:ib'imphmudauutrﬁcphnumﬁrmtnurmnlh and profitability and we are pleased with our execution on that LeSS than 7% annual OFFO/share gl’OWth I
1 NOT 20%: QTS is playing fast and loose '

¥ Announced we have signed a 24 megawatt lease in Manassas, WA with a leading hyperscale software-as-a-service provider

| .
¥ Remewed 19 megawatts of data center capacity in QTS Atlanta-Metro data center with two hyperscale anchor tenants at | Wlth the faCtS not |nCIUd | ng 2018 I
pricing above pre-rencwal rates
v Raised approximately $100 million in perpetual preferred equity to fund growth development capital investments I Com pany gu idance (Wh ich assumes a 6%
*  Hired a top industry veteran, Clint Heiden, 1o become our new Chief Revenue Officer and lead QTS Hybrid Colocation Sales
Hired s 1p indutry vetern : geclme) and starts with a pre-IPO 3Q13 I |
_________________________________________________ - ase "

-
I+ While QTS share price reacted negatively to the initial announcement of the plan, we are confident the initiatives that QTS | I __________________________________ -
: management laid out will set a strong foundation for QTS continued differentiation in the data center industry, future growth

--Jﬂw}gﬂ_ﬂﬂmt_ﬂg}m_l-------------------------------------‘\! 23% decline in QTS the day Mr. Williams

*  We have prepared this document for QTS sharcholders 1o provide the facts and correct certain misleading assertions by Land &
Buildings. We look forward to continuing our dialogue with shareholders, and delivering substantial value in the future. | Ia Id OUt the new Strategy Says OtherWISe

Source: Company filings, Land & Buildings’ estimates
Note: FY2014 OFFO/share was $2.00 vs. FY2018 OFFO/share guidance of $2.60, or less than 7% annual growth and underperforming Data Center Peers (COR, CONE, DLR, EQIX) by 43% | L & B
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QTS IS CHERRY-PICKING PERFORMANCE METRICS AND PEER GROUPS

O Performance @memss-—s—————————- ittty I

____________________________________ Why does the first “Performance” slide ignore !

1 Fact: QTS has a proven track record of delivering strong financial results total Shareholder return Wthh IS 97% beIOW i
o o o o e e

Since its IPO in October 2013', QTS outperformed its peer group* on key financial metrics its Data Center Peers since its IPO? I

Revenue CAGR

QTS is focusing on absolute Revenue andl
Adjusted EBITDA (not per share figures) using !
results before its IPO — QTS smaller size |
should more easily drive top-line growth but |
has not driven superior per share growth and
total shareholder returns

QTs DC Peers aTs DC Peers

OFFO CAGR OFFO per Share CAGR

3%
20%

Its peer group :

oo T EEEEmEEmE o mmEmEmmmmmm————— I

e e D S e e s IInterxion is often included in the Companys !
L oSSES=Siiocoososozszsssssszszsssszszsssszszsssssssloo /l peer set, but owns zero data centers in the |
| & St et EOr e e e o e 47 b e | United States, owning assets only in Europe |
3 The samtegsc plan chimges s spevific, are alveady in process wnd will be completd by the el of the yow Once fmaliond, we expect e plan will st i QTS achicvieg lending marpns by ed ot 050 b -~ _-— -~ |

Source: Company filings, Land & Buildings’ estimates

Note: Data Center Peers defined as REITs that own, operate and develop data centers with a significant US footprint: CyrusOne (Nasdaq:CONE), CoreSite (NYSE: COR), Digital Realty Trust (NYSE: DLR), and Equinix (Nasdaqg: EQIX) | L & B
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ERODED CREDIBILITY: PROMISING BETTER GROWTH IS NOT THE SAME AS ACHIEVING IT™ *

1

| |

© Performance Why should shareholders believe QTS !
‘J' management projections now, after consistently

rl-'uct: QTS expects performance to exceed peers over the next three years E"’ : missing projections around EBITDA margins and i
|

: revenue growth in the past?

.

:leen the Company’s history of missing Wall
:Street estimates, the market does not appear
1to believe these projections

Mid-Teens

'ISE - "20E Revenue
CAGR

$3.10 2017 (24M):
—————————————————————————

700% |

2016 (24M):

5250 2015 (24M):

500%

$0.22
9%

| 2014 (16M):
400%
$190 -

1’
|
|
|
|
|
|
|
|
|
|
|

300% 4
- $1.70
QTS 2017A QTS 2018E Gudance (Core Bu-nui) Peer 2018E Average’
U o o S S N S B B N N
Sewrve ¥ actSer. Company filings $1.50 - - : e : .
e b daglagrtapbonsg b abad apredimndabs s lidabodd sl an i E il s - Nov-13  May-14  Now14  May-15  Nov-15  May-16  Nov-16  May-17  Nov-17
Source: Company filings, Wall Street research, Land & Buildings’ estimates L & B




RETURN PERFORMANCE SINCE NOVEMBER 2017 CANNOT BEIGNORED ~ '

e
@ Performance 1 If we could take back the last 6 months of'
[Fact: QTS TSR outperformed or was in-line with peers from IPO until November 2017 .,\E shareholder returns we would gladly, but it was
L L L L bbbt the culmination of years of poor leadership |
300 0%

'that led to the current share price and i

200 i i_Vvaluation, in our view I

|

|

i !  Yet again, QTS is playing games with its peer l
: , group — QTS has underperformed its best | !
: . comparisons, United States focused Data |
i . Center Peers by 35% and 84% over the past 1 :
I | and 3 years, respectively and 97% since its [IPO 1

'It is well and good that QTS believes stock'
! | performance will be temporary, particularly as !

1 N4 a4 2nans 78NS 1816 2116 12216 snenr 1w2rn? 411018

—QTS TSR —— Data Center Average TSR’

B R » | management was recently granted hundreds of |
iyt blosossig gl rirgegtse gy rdcpsesarbybr ey doforepues piro ettt ol |thousands of unearned stock options, but the:

__________ B S |market clearly disagrees and we do not view i

|
l management’s promises as wholly credible :

Source: Company filings, Land & Buildings’ estimates | L & B
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FAILED CARPATHIA ACQUISITION DOWNPLAYED

i . :
I The Company has not put forth a real defense of ! © Capital Allocation

. e e, ¥ ‘)' 5 1 H
| Carpathia, the Company’s largest acquisition at ! e T S ST e
I egge ° ° °
$326 million, which we believe will need to be | Chicago, IL: S18M purchase price (2014)
1 : (‘)p:\n-lunl\h.. .!;..|\.|:|ln||n!! wmer Sun Times Press facility \;\ mancr \r..»;t adval
I Iargely ertten down ‘I . :l‘\.:!c:-..-lw:\ilu‘u:\l !il:;rl‘-.:zr\r'rl1[:n1l.|1m\p:n.p|-: n -mh 11Tu11lll_f|‘:]-f: W:]L’; I:[‘lll markets in the US
________________________________________ r;;;;,;;;;;;;;;‘:;;,------------------1
*  Increased sc nd capability in Cl Managed Services and further differentiated QTS m highly regulated market
.QTS may have purchased Carpathia at 10x e B !
* Top-line [\ﬂurnurxc ur\.kr'[\'rlmnwd m p.m due to changing technology landscape I
* Technology platform and key personnel serve as foundation of QTS' differentiated technology approach going forw r!l
I . . . * QTS bought Carpathia’s largest asset in 2017 and that property has generated over $20 million of net operating inc sﬂ\l
|bUSIneSS N data Centers they dld not own. What - ;:rﬂ:]l:wnhm;h at a 10x adjusted EBITDA multiple at a time when QTS was trading at an ~18x adjusted EBITD

Piscataway, NJ: $125M purchase price (2016)

*  Permanent basis advantage; previous owner imvested more than $250M i facility
*  [ncreased ROIC 10 12.0% (40Q "17) from 5.9% at acquisition (20Q *16)

*  Enhanced efficiency and returns enabled by broader integrated services platform

lis the implied multiple today? How much EBITDA
lis even left?

Fort Worth, TX: $50M purchase price (2016)

(11 oo *  Sale-lcaschack with one of the largest health insurance providers in the world
InCreaslng SCaIe Ca pablllty In Cloud & Managed *  Previous owner had investod more than $150M in faciliry
*  Provides incremental scllable capacity in one of the fastest growing Tier | US markets

e Capacity to expand 1o 60MW gross power from SMW currently

|

|

i Services” is probably not something QTS should
: highlight given the Company is essentially
)
|
|

84 Acres in Phoenix, AZ: $25M purchase price (2017)

*  Acquired opportumistically via state auction as the only data center bidder

*  Dufficult to rephicate site’s access 10 power, water & fiber in downtown Phoenix
*  Provides strategic location for future hyperscale customer development

abandoning that business (C3) without
monetizing it in any material way

Source: Company filings, Land & Buildings’ estimates | L & B

1

|
|
|
| EBITDA, but it il I
i , but it was primarily an operatmg/
|
|
|
|
|
I
|
|
|
|
|
|
|
|
|
|




WALL STREET CLEARLY DOES NOT “ENDORSE™ QTS TODAY

o
I Average Wall Street target prices for QTS stock since ' © QTS is Pursuing and Executing on Strategy to Drive Growth

|the November 2017 Investor Day are down 30% and

: analysts are 13% below QTS’ 2020 earnings guidance

$3.70

QTS FFO Estimates — Street vs. Guidance

$3.50 $3.50

$3.30

$3.10
$3.04

$2.90

270
’ $2.60

$2.50 e

2018e 2019e 2020e

=—QTS Guidance =——Wall Street Consensus

:The “clear consensus” is that Wall Street does not
] believe management can achieve its goals and
: investors have voted with their feet with stock down
| over 40% from its November 2017 highs

Source: Company filings, Wall Street research, Land & Buildings’ estimates

P

Initiatives

l"dl.l Wall Street tndurscs QIS strategy to simplify business mix and pursue high growth |

|
: e | gt bk ooy
[

Realign Salesforce and
Organization

Hyperscale

Hvbrid Colocation

“RBC is incrementally favorable on QTS
exccution in its core datacenter
business... We see favorable reward/risk
Jor QTS shares as it pursues its
restructuring and financing
initiatives... We believe a mid-teens

growth rate is attainable in light of QTS"

demonstrated leasing success. having led
its US based peers in four af the past six
quarters, by our calculations. vs. in-place
el

~ RBC, March |9th, 2018

Further Narrow Focus of
C3 Product Portfolio

Leverage software-defined
platform to enable cloud and

managed services

“Goldman Sachs believes QTS has the
tools and assets needed 1o meet its
wargets... We view Hyperscale

financial
customers as a natural fit for QTS, given

fts mega scale facilities, the attractive
economics in its primary markets and
capability of delivering capacity in as

We believe it can. QTS is allocating
incremental resources toward a wider

enterprise opportunity set and has already

seen some success.
= Goldman Sachs, March 16th, 2018

Broader Cost Reduction
Initiative

Align cost structure with

more simplificd business

model

“QTS announced it has signed a 24 MW
lease with a global clowd-based software
company... We view this as a positive
indicator that demand trends in QTS's
‘core’ segments remain strong, [t also
sets up QTS for a very strong leasing
quarter in Q1 -- this initial 5§ MW lease
and the ~2 MW federal lease in Northern
Virginia is likely ~$12mm of annualized
rent alone.... it does provide a glimpse of
QTS's growth potential if it can overcome
the near-term funding risks and the 2018

restructuring
~ Wells Fargo. March 2nd. 2018

In an attempt 1o support its campaign, Land & Buildings has cherry picked analyst quotes that do not reflect the clear
consensus as to QTS prospects

Naeg Pormmusen 1o e guotstan sesher wughe e cbumod

L) e -

L&B

12
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DUAL CLASS NOT CONSISTENT WITH BEST GOVERNANCE PRACTICES ™"

= < i |
© Voting Rights | Mr. Williams wants to have his cake and 1
I Fact: QTS OP voting rights structure aligns voting rights with economic exposure —: : eat 1t too VOtIng rlghts and tax prOteCtlon :
I_umslslml with governance best practices | e E e E e E e E e
__________________________________ 5
QTS Voting Structure: er Williams’ economic exposure through 1
Chad Williams, CEO * QTS does not have dual class shares with supervoting rights |ownersh|p of Super V0t|ng CIaSS B StOCk :
AT, et cowan Seck Me NGO Spteg Habn vl l and interest in the Company’s operating |
< N 1
ECONOMIC . « QTS is an UPREIT. Its OP units are nonvoting. Mr. Williams holds partnerShlp present a Slgnlflcant CoanICt :
OWNERSHIP S58 v oy o GO . A4 el st of e | of interest between Mr. Williams and
, ; _ . I
_d «  AtIPO, the Class B common stock was issued to Mr. Williams so Icommon SharehOIderS that 1S NOT :

he would be able to vote his in but not more than that), ju
S as if he convtrtcd'hiso(‘)l’unlt::::;‘(‘fhs:)\:ommo: noc:k e I governance beSt praCtlceS ‘l

e * The Class B common stock converts into regular Class A stock on a
' one-for-one basis as Mr. Williams transfers or redeems OP units.

o This ensures he never has more votes than his economic interest
VOTING The Class B tock does not give Mr. Willi ial
INTEREST = & R T, i mate it A o M ar rights

veto rights, board nomination rights or other similar rights

The best governance practice would have
been for Mr. Williams to pay his taxes and
get common shares like everyone else,

I not for him to get special tax protections,
Land & Buildings' loud attacks alleging “dual class™ are a transparent attempt to tar QTS by grouping it with true “dual class™ i . . . .
companies where the CEQ has real supervoting power. This line of attack is grossly misleading and, we believe, deliberately so. : Creatlng a mlsallgnment Wlth common
|
|

shareholders

Source: Company filings | |_ & B —_
13
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Class B common stock




WHY DOES MR. WILLIAMS OWN DATA CENTER SPAGE THAT QTS PAYS HIM FOR?*

© Lease Transactions e ——————

. . y . |

1 Fact: Land & Buildings attacks the Company for a lease transaction with Mr. Williams as a | : The AUdIt Committee’s reYIeW and approval :

! “related party transaction,” ignoring that it has been in place since the IPO, has been vetted § : of millions of dollars in related pa rty :

i :::(l)lllt:l::::;::;:::lt(::r:ll(llt committee and is well below market — delivering substantial value i : transaCtionS annua”y, inCIUding Ofﬁce :

b mmmmmmmsmmmmmmmsemmees S Tmmmmmm e * i furnishing and private jet use, with Mr. |

Yaluation Frocess onne . .

T AR Ty (raansins vl Ay AR Dl ] — I Williams and his famlly does NOT make :
P T o e e e e o o o o] o) e o e e e e B ) ) e o e e - 1 . .

*  Reviewed quarterly and annually by Chair of Audit Committee and Chiefl Audit Officer 1 them apprOprlate - that approval IS :

| . . |

+ Comprehensive annual disclosure of all material related party transactions I emblema‘“c Of ‘the |aCk of appropna‘te Board |

*  Related party transactions with Williams family-related entities represent an immaterial amount of G&A : Oversi g ht at QTS :

* QTS believes all related party transactions with Williams family-related entities are at or below market rates I_ _____________________________________ !

I Ol Pak K6 Bebuartas | T Y e T i

LIS IO i It is remarkable that Mr. Williams owns data 1

* L&B Claim: Rent for the Company HQ above market rates at $34.38/sf Our "Q&R;n:glse'?apté“.tugl::' T ‘: Centers, the ve ry aSSGt QTS OoWns a nd I

* Fact: Land & Buildings omits that the property is multi-use (office and data NS TS S 1 . . |

center) and does not evaluate the property based on that factor. On a standalone 8675 College Blvd.? $25.00/sf I OperateS, OUtSlde the REIT and |eaSGS |t baCk |

basis, both segmented rents are below market ’ il 1 |

7400 W 129% St. 2 28056 | 00000 T oo o oo TEEEEEEEEEEEEEEEEEEEEEEEEEEEm—m—_— T

o Base rent is $23.50 per square foot on the office space rented (approx.

i . HOW CAN SHAREHOLDERS TRUST THIS BOARD
[ P e ey

_____________________________ Average S24.17/s0

TR AT GIVEN THE NUMEROUS CONFLICTS OF INTEREST
| IR e e THEY HAVE SANCTIONED?

Source: Company filings L& B —_
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QTS IS CHERRY PICKING, NOT SHOWING TOTAL COMPENSATION DISCLOSED INPROXY

v Mﬂhﬂrﬂmlmwlmd&&llﬂmp CEO actually received |

i OI%oftuwmuldrmconwuﬂmhpcrhnummZDIT JI <+

© Compensation

Fact: Compensation aligns pay and performance, with a significant majority of pay *“at risk”

Pay Aligned with Performance

In 000 * Sharcholders have expressed overwhelming support for our executive pay program

.00 1% and practices in recent say-on-pay votes:
- - 2017 = 98%
- = 2016 = 92%

3000
980« Mr. Williams® total direct compensation is below peers’

* 2017 rarget otal direct compensation was in the 34th percentile of QTS 2017 proxy
020 peers and actual 1otal direct compensation was 91% of target

2000

= 2016 target total direct compensation was below the modian of QTS' 2016 proxy
peers and actual total direct compensation was | | 6% of wrget as a result of ex

2014 208 e 2017

w— CEO Total Drect Companaation’ —— Cumulative TSR aoishishnd ol prbers
Name and Principle Stock Option All Other :— ______ I
Position Year Salary Bonus Awards(l)  Awards(2) Compensation(3) | Total

Chad L. Williams 2017 § 691,667 S 804.4794) S 2397992 § 2397999 § 82,166 | §_6.374.303 1
Target Annual
Target Annual Long-Term
Bonus Incentive Value
Base % of % of Target Total
Name Salary Salary Value Salary Value j _Compensation
Chad L. Williams ~ $ 720,000 125%$ 900,000 500%$ 3,600,0001$ 5,220,000 !

-

Source: Company filings, Land & Buildings’ estimates

1 QTS is playing games and does not
| reflect all of Mr. Williams’ compensation
:when calculating its percentage — this is
, ! not a mathematical error

IAc’cual 2017 compensatlon disclosed in i
i the 2018 proxy is 22% above the disclosed |
ltarget I

3 Why is QTS excluding the "supplemental i )
| option grants and other compensation?”
| that's part of the discretionary compensatlon
: Mr. Williams and Mr. Grabe are takingi |
! advaptage of and ignoring performance |
I metrics 1

15



QTS IS PLAYING GAMES WITH HOW THEY REPORT COMPENSATION

i'_";'“l::d'l"':r'.“““";;:; "" forman ; : "" inst | ﬂ: :;;:;““} |Yes some performance metrics are Clted,

| metrics - Rﬂem.m;\djﬂedﬁnlm,\,ownﬂ-myshu.ﬂR()l(,‘: | but there are no weightings, thresholds or

1
|
:
------ ! disclosures about what they mean, leading |
:
|
|
d

* Target setting for these metrics is rigorous — in 2017, d&qmcgcnculmg:ll‘*.ﬁkl . . .
for the year, total direct compensation for our NEOs was only M%oquchT"““ I tO what is reaIIy compensatlon pald on a
! discretionary basis

* Supplemental options were granted to our NEOs in March 2018 to create
additional incentive for the successful execution of our restructuring strategy

« Options reintroduce incentives for creating sharcholder value at a time when the Q1 !
2016 and Q1 2017 stock option grants were underwater/out-of-the-money

lIs Mr. Grabe really pleased with

-

: I

- | | shareholder returns 21% below Data |

. (imlmga&hhomlupmnsls:plnufﬂtmlm“:nkmﬂlZm‘hmuld: 1
|

) I

1 |

1 1

have dimanished incentive value, as executives would have lost the ability 10 : Center Peers in 2017, merltlng total

participate in sharcholder value created by their efforts driving our restructuring I compensation 122% of target?
L ; e e e e
_____________________________________ 1
[ \ QTS is not even denying the March 2018 |
|
N T |

| options were spring-loaded

The Company is effectively admitting that
waiting until next year to issue unearned

)

|

|

i Did Mr. Grabe and the QTS Board have material non-
i options may have prevented the Company’s

:

|

L

public information that would boost the stock at the
time of the March 2018 options award, including a
critical capital raise and significant lease renewals?

executives from capitalizing on the trough
stock prices caused by their very own actions

Source: Company filings, Land & Buildings’ estimates L & B
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LAND & BUILDINGS STANDS BY ITS FACTS

© Select Examples of Misrepresentations

Land and Buildings’ claims contain misleading and inflammatory statements

The Claim TheReainw —  FEE R EEEEEmEmm— ':
™ QTS o e e e~~~ 7 S e Ty, i pe TR0 e v 'S QTS proud that the tenure of its |
-_________________________________zmmmmw___i‘_'. directors is ~50% longer than the
[ Siahipc direior ecived wHRWa ecommendations L3 & Buimgs er 0 RO s 3 oS i i Company has been public? ]
1 from IS5 and low vote totals due 10 an error. Once corrected, 1SS reversed their withhold 1 [ e o o o o o o e |
1 recommendation but the onginal recommendation influenced the 1
: vole outcome. Each of our directors received over 97% support at [ e -
'I—.—.:::::.—.—.—.—.—.—.—.—.—.—.::===_-_-_-_-_-_-_-_-_-E£_J=N=T?.'%???:.—.—.—.—.—.:::==_-_-_-_-_-_-_-_-.. I Does QTS have a res ponse for Mr. :

1 % QTS's bylaws provide for legal indemnification for any « QTS bylaws provide indemnification to the extent permitted by I | R . I
1 current or former officer or director for any reason with Maryland law, and this s expressly stated in the bylaws. In I 1 GrabeS apparent pattern Of grant|ng 1
I no exception for breach of fiduciary duty and breach of particular, directors and officers cannot be mdemnified under | I . 1
| are Maryland law or QTS’ bylaws when found liable to the corporation : excesswe compensatlon at multlple I
e e e e e e mm ol R ' : companies which has led to prior |

] WITHHOLDS? !

ust because something is permitted by |
aw does not mean it is good |
|
|

C

Source: Company filings, Land & Buildings’ research | L & B
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DOES MR. WILLIAMS REALLY LIVE IN KANSAS WHERE QTS IS HEADQUARTERED?

0‘ LexisNexis: : Mr Williams claims to live “full-time” in Kansas, but according to i

] Arizona state records, his Arizona home is his primary residence
10F1RECORD(S) OO EEEEmm———

Assessment Record For PIMA County

e WHY IS MR. WILLIAMS GLAIMING PRIMARY RESIDENCE
F Gt WELCARSCHRD L oA R OWNGH P IN KANSAS T0 SHAREHOLDERS AND IN ARIZONA IN
S OFFICIAL RECORDS? BOTH CANNOT BE TRUE...

WILLIAMS, NORMA JEAN

Original Address:: 457 W TORTOLITA MOUNTAIN CIR
ORO VALLEY, AZ 85755-5940
Standardized Address: 457 W TORTOLITA MOUNTAIN CIR

|
- I
i I
i I
i I
I Ownership Rights: COMMUNITY PROPERTY -
i I
i I
i I
: ORO VALLEY, AZ 85765-5940 :

'Accordmg to Parcel Detail from the Pima County Assessor’s i
| Office regarding Mr. Williams’ residence is categorized as “Class

ValustionData ‘ 4! (3)” which is defined as:
Valuation Year :Property Class | Assessme nt Ratio m—OVSTTCV " Cl Th . . d . I h H h
| e sesoeie ) .4— $1701000 ass lhree property is residential property that is the

owner’s primary residence”

2019 1 PRIM RESIDENCE (3) | 10.0 $1,692,467
Lo o -

Source: Company filings, Land & Buildings’ research | L & B
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QTS SHAREHOLDERS: FOCUS ON PERSISTENT FAILURES AND UNDERPERFORMANCGE




SITUATION OVERVIEW

PERSISTENT AND GONSISTENT FAILURES IN CORPORATE GOVERNANGCE AND COMPENSATION
PRACTICES HAVE RESULTED IN SUBSTANTIAL UNDERPERFORMANCGE FOR QTS SHAREHOLDERS

> Conflicts of Interest — Millions of dollars of related-party transactions with Mr. Williams’ personal or
family-owned entities for uses including chartering a private aircraft and leasing the QTS
headquarters, a contractual nomination as Chairman, and a dual share class structure create a
culture without accountability, in our view

> Antiquated Corporate Governance — Board of Directors lacks diversity, has seen no refreshment
since the 2013 IPO and has not exercised sufficient oversight over Mr. Williams; 3 directors (including
Mr. Grabe) remain from the Company’s private equity sponsor, which no longer owns shares

> Enrichment of Management through Opaque & Misaligned Compensation Practices -
Compensation is discretionary, highlighted by Mr. Grabe and the Compensation Committee’s
approval of stock options, including 200,000 to Mr. Williams after the shares dropped precipitously in
March and prior to positive news releases in the following week

> Lack of Effective Board Oversight Has Led to Inferior Capital Allocation & Operations -
Management has repeatedly missed their own targets and are likely to incur substantial acquisition
write-downs, highlighted by the about-face exit of the C3 (cloud & managed services) segment

Source: Company filings | L& B
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LAND & BUILDINGS TO WITHHOLD VOTES FOR CHAD WILLIAMS & WILLIAM GRABE

 Mr. Williams — Chairman and CEO of QTS Realty Trust — is the individual most
responsible for the Company’s substantial underperformance, in our view
* Troubling conflicts of interest diminish his credibility as a steward for shareholders

* We believe Mr. Williams’ culture lacking accountability is to blame for QTS’ persistent
underperformance, inferior operations/capital allocation, and poor governance

» QTS has underperformed its Data Center Peers by ~97% since its 2013 IPO (Total Shareholder Return)

“I THINK THIS COMPANY — | AM RESPONSIBLE AND NEED TO HAVE A BETTER ACCOUNTABILITY ...” — MARCH 5, 2018

* Mr. Grabe, as Chair of the Compensation Committee, is most responsible for the opaque
compensation plan and questionable compensation decisions such as excessive
grants of additional stock options to QTS executives, including 200,000 to Chad Williams,
at trough prices in March 2018 for “additional motivation”

* Mr. Grabe has a troubling track record of overpaying executives: In 2015, ISS advised to Withhold
votes for Mr. Grabe after Covisint Coporation (COVS) “paid discretionary bonuses after the

performance thresholds for payout under the annual incentive aware were not achieved” when Mr.
Grabe was on the company’s compensation committee

80+ years old and remains a director despite his firm (General Atlantic) no longer owning QTS shares

Source: Bloomberg data, Citi Global Property CEO Conference, Hollywood, FL, March 5, 2018; Glass Lewis Research, ISS Research, Company filings
Note: Total Shareholder Returns (“TSR”) calculated from October 8, 2013 IPO through February 21, 2018
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INFERIOR TOTAL SHAREHOLDER RETURNS AND EARNINGS GROWTH

A HISTORY OF POOR DECISIONS BY CEO MR. WILLIAMS AND THE BOARD HAVE GAUSED
SUBSTANTIAL UNDERPERFORMANCE
SITUATION OVERVIEW TOTAL SHAREHOLDER RETURNS SNCEQTS  TRAIING  TRAILING

IPO 3 YEARS 1YEAR
> QTS has consistently underperformed versus its peers QTS 879 o 21
and has a track record of missing expectations Cyrus One 212% 79% 5%
CoreSite 225% 107% 7%
> QTS has lagged each of Data Center Peers’ Total Digital Realty Trust 127% 64% -3%
Shareholder Returns (“TSR”), with an average ~97% Equinix 170% 82% 6%
underperformance since its IPO and ~35% in the past Dieih Cefion [Ploel e il 1E5% B3 o
QTS Underperformance -97% -84% -35%
year
> QTS has also achieved substantially lower Funds From FFO PER SHARE GROWTH WS e ivem
Operations (“FFO”) per share growth versus its Data
Center Peers, trailing by ~43% since the Company’s IPO Gl 50% 14% 6%
Data Center Peer Average 73% 49% 8%
QTS Underperformance -43% -35% -14%

DOES MR. WILLIAMS BELIEVE THIS TRACK RECORD MERITS CONTINUED SHAREHOLDER SUPPORT?
DOES MR. GRABE BELIEVE THIS TRACK RECORD DESERVES ABOVE-TARGET AND ADDITIONAL COMPENSATION?

Source: Bloomberg data, Company and Data Center Peer filings
Note: Total Shareholder Returns (“TSR”) calculated through February 21, 2018; Since QTS IPO, Trailing 3-year, and Trailing 1-year defined as date ranges from October 8, 2013, February 21, 2015 and February 21, 2017, respectively,
through February 21, 2018; FFO adjusted for one-time items for CONE, CORE, DLR and QTS, and reflects company-reported Adjusted Funds From Operations for EQIX and are calculated through 2018 guidance; Since QTS IPO,

Trailing 3-year, and Trailing 1-year defined as date ranges from 2014 actual, 2015 actual and 2017 actual, respectively L & B
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HIGH GOVERNANGE RISK AT QTS

e Corporate Governance Red Flags:

X

Institutional Shareholder Services (ISS) QualityScore of 9 out 10 indicates
high governance risk

No new directors since QTS’s 2013 IPO

QTS has not opted out of the Maryland Unsolicited Takeovers Act (MUTA),
allowing the Company to classify the Board without shareholder approval

Lack of board diversity, including only one woman out of eight total directors

Multiple QTS directors have received Withhold recommendations from
proxy advisory firms and low vote totals in the past at QTS or other public
companies

Significant and systematic conflicts of interest of CEO and Chairman

Dual share class structure and tax protection agreement with CEO and
Chairman

Executive compensation paid on a discretionary basis

Source: Company filings, QTS Definitive Proxy Statement, March 19, 2018; ISS Researc h
Note: QualityScore Profile Report as of February 26, 2018

QualityScore

=
Low Risk High Risk

Scores indicate decile rank
relative to index or region.
A decile score of 1
indicates lower
governance risk, while a 10
indicates higher
governance risk.
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COMPENSATION — OPAQUE DISCLOSURE & EXCESSIVE DISCRETIONARY AWARDS

1. Discretionary Compensation — The Company appears to be taking advantage of an opaque
compensation structure and is awarding top executives with excessive discretionary pay

2. Increasing CEO Pay Above Stated Targets Despite Underperformance — Bonus pay for executives
has increased substantially and was above stated targets while QTS has massively underperformed
versus its Data Center Peers

3. Exploitation of Low Share Price For Unwarranted Options — Additional grants were made at trough
public market valuation following the announcement to scrap C3

x DISCRETIONARY PAY ABOVE TARGET EXPLOITING LOW SHARE
COMPENSATION DESPITE PRICE TO AWARD
UNDERPERFORMANCE UNWARRANTED OPTIONS

Source: QTS Definitive Proxy Statement, March 19, 2018; Company filings L & B
24



LEGAL DISCLOSURES

DISCLAIMER

This is NOT a solicitation of authority to vote your proxy. Land & Buildings is not asking for your proxy card and will not accept proxy cards if sent. Executed proxy cards should be returned according to the
Company’s instructions.

This presentation is for discussion and general informational purposes only. It does not have regard to the specific investment objective, financial situation, suitability, or the particular need of any specific person who
may receive this presentation, and should not be taken as advice on the merits of any investment decision. This presentation is not an offer to sell or the solicitation of an offer to buy interests in a fund or investment
vehicle managed by Land & Buildings Investment Management, LLC (“Land & Buildings”) and is being provided to you for informational purposes only. The views expressed herein represent the opinions of Land &
Buildings, and are based on publicly available information with respect to QTS Realty Trust, Inc. (‘QTS” or the “Company”) and certain other companies referenced herein. Certain financial information and data used
herein have been derived or obtained from public filings, including filings made by QTS with the Securities and Exchange Commission (“SEC”), and other sources. Land & Buildings recognizes that there may be nonpublic
or other information in the possession of the companies discussed herein that could lead these companies and others to disagree with Land & Buildings’ conclusions.

Land & Buildings has not sought or obtained consent from any third party to use any statements or information indicated herein as having been obtained or derived from statements made or published by third parties.
Any such statements or information should not be viewed as indicating the support of such third party for the views expressed herein. No warranty is made that data or information, whether derived or obtained from
filings made with the SEC or from any third party, are accurate. Land & Buildings shall not be responsible or have any liability for any misinformation contained in any such SEC filing or third party report relied upon in
good faith by Land & Buildings that is incorporated into this presentation. No agreement, arrangement, commitment or understanding exists or shall be deemed to exist between or among Land & Buildings and any third
party or parties by virtue of furnishing this presentation.

The analyses provided may include certain forward-looking statements, estimates and projections prepared with respect to, among other things, the historical and anticipated operating performance of the companies
discussed in this presentation, access to capital markets, market conditions and the values of assets and liabilities. Such statements, estimates, and projections reflect Land & Buildings’ various assumptions concerning
anticipated results that are inherently subject to significant economic, competitive, and other uncertainties and contingencies and have been included solely for illustrative purposes. No representations, express or
implied, are made as to the accuracy or completeness of such statements, estimates or projections or with respect to any other materials herein and Land & Buildings disclaims any liability with respect thereto. Actual
results may differ materially from those contained in the forward-looking statements.

None of Land & Buildings, its affiliates, or their representatives, agents or associated companies or any other person makes any express or implied representation or warranty as to the reliability, accuracy or
completeness of the information contained in this presentation, or in any other written or oral communication transmitted or made available to the recipient. Land & Buildings, its affiliates and their representatives,
agents and associated companies expressly disclaim any and all liability based, in whole or in part, on such information, errors therein or omissions therefrom.

There is no assurance or guarantee with respect to the prices at which any securities of the Company will trade, and such securities may not trade at prices that may be implied herein. The estimates, projections and pro
forma information set forth herein are based on assumptions which Land & Buildings believes to be reasonable, but there can be no assurance or guarantee that actual results or performance of the Company will not
differ, and such differences may be material. This presentation does not recommend the purchase or sale of any security.

Land & Buildings reserves the right to change any of its opinions expressed herein at any time as it deems appropriate. Land & Buildings disclaims any obligation to update the information contained herein.

All registered or unregistered service marks, trademarks and trade names referred to in this presentation are the property of their respective owners, and Land & Buildings’ use herein does not imply an affiliation with, or
endorsement by, the owners of these service marks, trademarks and trade names.

L&B
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