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Reliance Restricted

Per your request, and in accordance with the Core Engagement Agreement
("EA") and Statement of Work (“SOW") dated 8 August 2012, this report
("“Report”) shall set forth our findings based on the work performed by Ernst &
Young, LLP (“EY”) with respect to SNS Property Finance B.V.'s ("SNSPF")
global Core real estate portolio.

Specifically, SNSPF has requested that EY estimate the potential shortfall of
SNSPF’s Core relationship complexes (“RCs”") based on EY’s independent
analysis, pursuant to the existing strategies assumed by SNSPF. The potential
shortfall estimate is defined as the difference between the outstanding balance
of the loans as per 30 June 2012 and the estimated recoverable amount
pursuant to the existing strategies assumed by SNSPF. EY'’s procedures and
scope of services are described in more detail in the Report, and in the SOW
included in the Appendix to the Report.

grnst & Young LLP
5 Times Square.
New York. New York 10038
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31 October 2012

Terms of Refer

The Report is sol internal use an lstnbuted to
third parties, used for other purposes or reprcduced without the prior written
consent of EY in the form of an executed access letter substantially in the form
EY prescribes. Except as otherwise noted in this Report, the tasks we
performed and the findings resulting from those tasks were based solely on the
information provided to EY by SNSPF. We relied on SNSPF to provide us with
all relevant information relating to SNSPF's loans, including but not limited to,
management reports, external appraisals, rent rolls and other collateral
performance and valuation information. SNSPF provided documents wherein
SNSPF summarized the RCs and their views on estimated potential shortfalls
(“SNSPF One-pagers”). In addition, we interviewed SNSPF's account
managers and management teams o determine the current status of the RCs
analyzed in this report. Except as noted otherwise in this Report, we performed
no tasks to independently verify any of the oral or written information provided
by SNSPF personnel. Accordingly, we make no assurances as to the
completeness, integrity, currency or authenticity of the information provided to
us by SNSPF. Had management provided additional or different information, or
had EY performed additional tasks to verify the information provided, the results
of the analysis may have been different.

Our scope did not include the valuation of SNSPF or any of the loans or
collateral securing the loans in the Core portfolio in conformity with Uniform
Standards of Professional Appraisal Practice (“USPAP”) promulgated by the
Appraisal Standards Board of the Appraisal Foundation or in conformity with
the International Valuation Standards as issued by the International Valuation
Standards Council.

Uniess otherwise noted in this document, we did not perform physical
inspections of the collateral securing the loan or comparable properties.
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Additionally, our work did not inciude an assessment of SNSPF's requirement
to fund unfunded commitments.

The procedures that we performed do not constitute an audit of SNSPF's
historical financial statements in accordance with generally accepted auditing
standards or IFRS, nor do they constitute an examination of prospective
financial statements in accordance with standards established by the American
Institute of Certified Public Accountants. Accordingly, we express no opinion or
any other form of assurance on the historical or prospective financial
statements, management representations or other data of SNSPF included in
or underlying the accompanying information.

The performance and valuation of commercial real estate, across all property
types and markets, is extremely volatile. Unstable economies, illiquidity, and
uncertainty surrounding future market conditions create an environment in
which it is extremely difficult to accurately predict demand or pricing for housing
and commercial real estate space. Given the inherent scarcity of market
information and the uncertainty surrounding future market conditions, the
analysis and findings contained herein should be considered to be at a point in
time only and to be based on the limited information available at such point in
time, and we provide no assurance that the findings contained herein will
remain valid in the future. Projections are based on assumptions of future
. events. Consequently, actual results may differ from projected results and the
differences may be material. We take no responsibility over the achievement of
projected results.

The procedures outiine in our SOW may not necessarily reveal all matters
which may be significant. Accordingly, we make no report as to the sufficiency
of the scope of work for your purposes and provide no assurance that the tasks
performed will identify any or all current or future issues which may be relevant.
The tasks performed should not supplant any other procedures undertaken by
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you which are deemed necessary or appropriate. The findings and analyses
contained herein are based solely on information made available to EY through
the date hereof. Should additional relevant information or documents be
subsequently produced, EY’s findings may be materially different. EY has no
future obligation to update the analyses contained herein.

* k k * % % *

EY appreciates the opportunity to provide advisory services to SNSPF. The
Report that follows details further our findings, methodologies employed and

the assumptions utilized in our analysis. If you have any questions or require
additional information, please contac‘*

Very truly yours,

édrmt ¥ MLLP
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Reading guide

Summary of work scope Reading guide

This Report summarizes EY's findings based on work performed through 22 October 2012. As described
in detail in the sections that follow, we have completed our analysis for the RCs listed in our scope of work
pursuant to the tasks outlined in the SOW (included in Appendix K). This Report sets forth EY’s analysis
and findings related to the RCs listed on pages 3 and 4.

Summary of loans in scope

The adjacent table and graph summarize EY's scope of work. The sample for the initial scope analyzed in
this Report represents 47% of the total outstanding balance of the Core portfolio as of 30 June 2012.
Subsequent to the initial scope selection, we were requested by SNSPF to analyze 20 additional RCs (the
findings related to these RCs are not considered in this Report). Together, these two selection groups
result in a total of 70 RCs and represent 53% of the Core portfolio based on the 30 June 2012 outstanding
balance.

- General document structure

gg;e ﬁor;f(;iizo - loans in scope by outstanding balance as of  The Report contains two sections that set forth EY’s findings to date:
une

» Executive summary - The Execuiive summary contains schedules and narratives summarizing EY's
findings to date.

» Appendices - The Appendices contain several |tems that support and provide additional detail for our
analysis, including the following:

— Appendix D - Description of collateral analysis assumptions and methodology: Appendix D

, summarizes the assumptions used in EY’s analysis.
Notin scope Initial scope

47% 47% — Appendix | — Loan analysis templates: The EY prepared individual loan analysis templates for each
in scope RC in the Core portfolio are included in Appendix I. These templates include detailed
information regarding the outstanding balance and coliateral, as well as EY’s findings and key
assumptions. Specifically, the following information can be found in the loan analysis templates: (i)
key facilities metrics, (ii) general description of the client, (iii) loan and collateral descriptions, and (iv)
estimated potential shortfall calculations.

Additional scope
6% — Appendix J - SNSPF One-pagers: The SNSPF prepared documents that summarize each of the
RCs and SNSPF's views on estimated potential shortfalls are included in Appendix J.

Unless otherwise specified in the Report, all currency figures are shown in millions of Euros.

[a%]
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EY's approach to the analysis for the Core portfolio

~ Appendix C contains a detailed description of EY’s approach to performing the collateral and loan
analysis and the methodologies employed to estimate potential shortfalls.

~ Appendix D summarizes the general assumptions used by EY in estimating the bull and bear case
collateral values in the sensitivity analysis.

~ Appendix F contains a market overview for the Netherlands.

R

~:ctive and approach
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Appendix C - EY work steps

EY’s shortfall analysis
The procedures performed as part of EY’s desktop analysis of potential shorifalls include the following:
l. Coliateral analysis

— EY performed a desktop analysis to estimate a base case collateral value. Because physical site
inspections were not performed, our analysis is considered to be “desktop” whereby certain
assumptions were made that can affect the estimated collateral or property value (i.e. condition, age,
location, construction quality, etc).

EY's base case estimated collateral value analysis was based on one of the following approaches:
4  Income/cash-flow analysis.for income producing properties

a. Direct capitalization approach: First, an analysis of the income and expense for the
underlying assets was performed. Next, the stabilized net operating income (“"NOI") was
estimated for the property by analyzing current and market vacancy levels, incentives,
above/below market rents and transfer tax. The capitalization rate that was applied
reflects an all risks yield and was based on market capitalization rates for similar property
types, adjusted for various factors, including location, the financial background of the
tenant, the current lease contract. The NOI at the stabilization date was then divided by
the capitalization rate to calculate the estimated indication of value. Finally, this stabilized
value estimate was adjusted to account for transaction costs, the impact of lease up costs,
capital expenditures and time required to achieve asset stabilization.

b. Discounted cash flow (“DCF’”) approach. Cash flows generated by a property were
forecasted based on historical operating performance, future market expectations, and
other known factors impacting the collateral. A terminal capitalization rate was applied to
the projected stabilized NOI in the terminal year of the cash flow projection in order to
estimate a value for the collateral at the end of the determined holding period. An
appropriate market derived discount rate was then applied to the cash flow projection to
calculate the present vaiue of the estimated income associated with the property.

c. The retail sell out (‘uitpondwaarde’) valuation concept has generally been applied to
residential collateral. Under this valuation concept, the vacant possession value
(‘leegwaarde’) has been used to which a discount has been applied, ranging from -to

depending on the quality of the collateral, relettability, location, etc. The obtained
value (‘uitpondwaarde’) is then compared to the direct capitalization approach (1.a) in

w order to assess the plausibility of the derived estimate of value.

51 ‘dix : Appendix C - EY work steps . Sl ERNSTS  UNG
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Appendix C - EY work steps

5 Comparable sales/market analysis was performed in the absence of a feasible development
plan

This approach involved collecting information from recent comparable transactions. Sale
prices from these comparable transactions were adjusted for differences in target property
quality, location, land use or transaction timing.

6 Residual value analysis

When a market supported project development plan was available (including instances where
qualified parties expressed an interest to enter into a transaction), a life of the project cash flow
was created to estimate the residual value of the land.

This approach involves calculating an estimated value of the completed asset and deducting
the costs to complete the property; taking into account fees, construction costs, financing costs,
leasing costs, and a profit/risk margin.

Collateral sensitivity analysis

Sensitivity analyses on the base case collateral value estimates were performed by varying key
assumptions of the real estate market value (such as discount rates, cap rates, and achievable
market rents) in order to calculate bull and bear case sensitivity scenarios. A more detailed
description of our assumptions used can be found in Appendix C. Further, Appendix F contains a
summary of EY’s research on market conditions for the Netherlands, which helped to frame our
macro view of these markets.

II. Loan analysis

We based our loan analysis on the outstanding balances and other loan information contained in
the data tape provided by SNSPF as of 30 June 2012. We analyzed the SNSPF One-pagers and
we SNSPF’s revision documents. Based on our analysis we submitted questions through a Q&A
process and held interviews with the account managers. We confirmed the facts related to the
Phase | (b) RCs through meetings with representatives of the SNSPF Rottum team and considered
in our analysis additional factual information obtained in these meetings.

lit. Potential shortfall analysis

SNSPF estimates the potential shorifall on a going concern basis for the Core portfolio within the
Rottum process. Therefore, to estimate the potential shortfall EY started with the outstanding
balances as of 30 June 2012, subtracted the estimated collateral values according to EY's
collateral analysis as of 30 June 2012, and made adjustments to the estimated shortfall based on
the analysis and consideration of any potential value associated with relevant securities (i.e.

52 Appendix : Appendix C - EY work steps El ERNST & YOUNG
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Appendix C - EY work steps

guarantees and pledged accounts). Market yield assumptions that factor timing and risk of exit
were used in estimating collateral value. These calculations resulted in EY’s estimate of the base
case potential shortfall. We also calculated the potential shortfail estimates in bull and bear case
scenarios, which were driven primarily by adjustments to certain key collateral assumptions, as
previously discussed and as further described in Appendix D.

Lastly, the potential shortfall estimates in the bull, base and bear case scenarios were compared to
SNSPF’s potential shortfall estimates, which were provided by SNSPF to EY in the SNSPF One-pagers.

Please refer to Appendix G on “information sources” for an overview of the main sources of information
SNSPF provided to EY.

53 ., ndix : Appendix C - EY work steps S ERNSTE  UNG
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Appendix G - Information sources

Information sources

EY relied on the information sources provided by SNSPF listed below for the subset of RCs analyzed in
this Report. Please note that our work did not include an analysis of loan documentation (i.e. loan
agreements, mortgages, forbearance agreements, additional securities, loan statements, and other loan
related documentation).

> SNSPF One-pagers for the RCs that had been subject to, and approved by, SNSPF’s management
in the SNSPF Expert Sessions

>  Model A (an-excel model used to challenge the initial outcome of SNSPF’s shortfall view)

>  Project approach “Project Rottum: Portefeuille-analyse 2012", dated 9 March 2012

»>  Status report “Project Rottum — Analyse NL Core Portefeuille”, dated 10 May 2012

»  Report “Rottum: scenario’s”, dated 19 March 2012

»  Memo “Uitgangspunten en definities model”, dated 25 April 2012

> Internal audit report “Audit Project Rottum ~ tussenrapportage (fase 1)", dated 10 July 2012
»  Memo "Uitpondwaarde versus beleggingswaarde”, dated 25 June 2012

» Memo "Herdefiniéren ‘single tenants’ criterium inzake project Rottum”, dated 13 June 2012
»  Agenda from the SNSPF Expert Sessions |

L4 Sg;azil from Mr. A. van Midden regarding SNSPF’s cross collateralization approach, dated 30 August
»  Draft final report “121009 - Rottum Eindrapportage (DRAFT)"

# Revision memos
» External appraisal reports

To facilitate communication and information flow, EY and SNSPF have established a Q&A protocol and a
tracking schedule which centralizes EY’s questions for SNSPF account managers. This schedule continues
to be maintained as we finalize our work.

Beyond reading the documents and analyzing the data provided by SNSPF, EY also conducted interviews
with SNSPF account managers and project Rottum team members to get a better understanding of recent
events and important details pertaining to the loans in scope.

52 Appendix : Appendix G - Information sources Ell ERNST & YOUNG
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Reliance Restricted

Per your request, and in accordance with the Non-Core Engagement Agreement
("EA”) and Statement of Work (‘SOW") dated 8 August 2012, this report (the
“Report”) shall set forth our findings based on the work performed by Emst &
Young LLP (“EY”) with respect to SNS Property Finance B.V.’s (“SNSPF”) global
Non-Core real estate portfolio.

Specifically, SNSPF has requested that EY estimate the potential additional
shortfall of SNSPF’'s Non-Core loans, Real Estate Owned (“REO"), and
relationship complexes (“RCs”) based on EY’s independent analysis, pursuant to
the existing exit strategies assumed by SNSPF. The potential additional shortfall
estimate is defined as the difference between the net outstanding balance of the
loans (or book value of the REO) as per 30 June 2012, and the estimated
recoverable amount pursuant to the existing exit strategies assumed by SNSPF.
EY’s procedures and scope of services are described in more detail in the Report,
and in the SOW included in the Appendix to the Report.

Ernst & Young LLP
5 Times Square
New York NY USA 10036
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Terms ‘of Refer?nce

The Report is selely for SNSPF’s internal. use and should not be distributed to
third parties, used for other purposes or reproduced without the prior written
consent of EY in the form of an executed access letter substantially in the form
EY prescribes. Except as otherwise noted in the Report, the tasks we performed
and the findings resulting from those tasks were based solely on the information
provided to EY by SNSPF. To the extent possible, we have leveraged certain
procedures and work EY previously performed on SNSPF's Non-Core portfolio.
We relied on SNSPF to provide us with all relevant information relating to
SNSPF’'s loans, including but not limited to, management reports, external
appraisals, rent rolls and other collateral performance and valuation information.
SNSPF also provided documents wherein SNSPF summarized their views on
estimated potential additional shortfalls (‘SNSPF Two-Pagers”). In addition, we
interviewed SNSPF's account managers and management teams to determine
the current status of the loans, REO, and RCs analyzed in this report. Except as
noted otherwise in this Report, we performed no tasks to independently verify any
of the oral or written information provided by SNSPF personnel. Accordingly, we
make no assurances as to the completeness, integrity, currency or authenticity of
the information provided to us by SNSPF. Had management provided additional
or different information, or had EY performed additional tasks to verify the
information provided, the results of the analysis may have been different.

Our scope did not include the valuation of SNSPF or any of the loans or collateral
securing the loans in the Core and Non-Core portfolios in conformity with Uniform
Standards of Professional Appraisal Practice ("USPAP”) promulgated by the
Appraisal Standards Board of the Appraisal Foundation or in conformity with the
International Valuation Standards as issued by the International Valuation
Standards Council.
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Unless otherwise noted in this document, we did not perform physical inspections
of the REO and collateral securing the loans or comparable properties.
Additionaily, our work did not include an assessment of SNSPF's requirement to
fund unfunded commitments.

The procedures that we performed do not constitute an audit of SNSPF's
historical financial statements in accordance with generally accepted auditing
standards or IFRS, nor do they constitute an examination of prospective financial
statements in accordance with standards established by the American [nstitute of
Certified Public Accountants. Accordingly, we express no opinion or any other
form of assurance on the historical or prospective financial statements,
management representations or other data of SNSPF included in or underlying
the accompanying information. ‘

The performance and valuation of commercial real estate, across all property
types and markets, is exiremely volatile. Unstable economies, illiquidity, and
uncertainty surrounding future market conditions create an environment in which it
is extremely difficult to accurately predict demand or pricing for housing and
commercial real estate space. Given the inherent scarcity of market information
and the uncertainty surrounding future market conditions, the analysis and
findings contained herein should be considered to be at a point in time only and to
be based on the limited information available at such point in time, and we provide
no assurance that the findings contained herein will remain valid in the future.
Projections are based on assumptions of future events. Consequently, actual
results may differ from projected results and the differences may be material. We
take no responsibility over the achievement of projected results.

The procedures outlined within our SOW may not necessarily reveal all matters
which may be significant. Accordingly, we make no report as to the sufficiency of

T
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the scope of work for your purposes and provide no assurance that the tasks
performed will identify any or all current or future issues which may be relevant.
The tasks performed should not supplant any other procedures undertaken by
you which are deemed necessary or appropriate. The findings and analyses
contained herein are based solely on information made available to EY through
the date hereof. Should additional relevant information or documents be
subsequently produced, EY's findings may be materially different. EY has no
future obligation to update the analyses contained herein.

* k Kk Kk k * *

EY appreciates the opportunity to provide advisory services to SNSPF. The
Report that follows details our findings, methodologies employed and the

assumptions utilized in our analysis. If you have any guestions or require
additional information, please contact“

Very truly yours,

St ¥ MLLP
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Dutch Mon-Core portfoiio — summary of loans in scope by
net outstanding balance as of 30 June 20612

Not inscope
21%

Inscope
79%

international Non-Core portfolio ~ summary of loans in
scepe by net outstanding balance as of 30 June 2012

Notinscope
10%

Inscope
90%

Introducticn

This Report is intended to summarize EY’s findings based on work performed through 31 October 2012, As
described in detail in the sections that follow, we have completed our analysis for the loans, REO, and RCs
listed in our scope of work pursuant to the SOW (included in Appendix L). The Report sets forth EY’s
analysis and findings related to those loans, REO and RCs.

The following table summarizes the loans, REQ, and RCs for which we have completed our analysis as of
31 October 2012. Our analysis encompasses 79% of SNSPF’s total Dutch Non-Core portfolio, and 90% of
the International Non-Core portfolio based on the net outstanding balance (defined as outstanding balance
less provisions) as of 30 June 2012. Overall, our analysis covers 84% of the total Non-Core portfolio. Scope
of work coverage by geography is also presented in the table below. Additionally, the Report includes the
loans analyzed in the “Interim Report’ dated 30 September 2012. Minor changes to certain findings that
occurred subsequent to the issuance of the Interim Report, which were due to additional information
obtained related to certain loans analyzed therein, are highlighted in Appendix D.

Reading Guide

&l FRNST& YOUNG
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Reading Guide

General document structure

The Report contains two sections that set forth EY’s findings as of 31 October 2012:
i) the Executive Summary, and
i) the Appendices.

The Executive Summary contains schedules and narrative summarizing EY's findings. Additional
commentary is provided to describe certain loans/RCs that contribute to either the largest potential
additional shortfalls, or where our findings materially differ from those of SNSPF.

Appendix J contains the individual loan analysis templates prepared by EY for the sample of loans, REO,
and RCs in the Non-Core portfolio analyzed in the Report. The loan analysis templates include EY's
findings and key assumptions, as well as information provided by SNSPF per their Two-Pager documents
(included in Appendix K), which summarize SNSPF’s view on exit strategies and related estimated
shortfalls in base, bear, and bull case scenarios. Specifically, the following information can be found in the
loan analysis templates:

i) key loan metrics, '

ii) property photos and maps (International Non-Core portfolio),
iii) currentloan status,

iv) descriptions of collateral,

v) descriptions of assumed exit strategies,

vi) sensitivity analyses and key assumptions,

vii) estimated potential additional shortfall calculations, and

viii) commentary describing the differences in estimated additional shortfall calculations between EY
and SNSPF. )

The format of the Dutch Non-Core loan analysis templates differ slightly from those of the International Non-
Core portfolio in that the templates analyzing the Dutch facilities are summarized on an RC basis. This
difference is due to the high volume of loan facilities and underlying collateral pertaining to the Dutch Non-
Core RCs.

Unless otherwise specified in the Report, all figures are shown in millions of Euros.

3 Reading Guide Ell ERNST & YOUNG
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Discussion of SNSPF's valuation methodology

Discussion of SNSPF’s valuation methodology

In order to get an understanding of SNSPF’s appraisal methodologies and models, we met with the VGA to
discuss their valuation approaches and models used in estimating collateral values.

VGA

VGA is the internal real estate consulting and valuation department of SNS Bank providing these services
for the SNS REAAL Group, including SNSPF. VGA is part of BU Risk Management and operates as an
independent department.

The professionals of VGA have deep professional experience in real estate appraisal services. They are
certified real estate appraisers with relevant industry knowledge and experience to analyze and value the
specific real estate portfolio of SNSPF.

Valuation Methodology

' VGA has estimated an investment value for the underlying assets of the portfolio. According to the White

- Book, published by the International Valuation Standards Committee (IVSC), the investment value
considers the value to an owner or a prospective owner (who could also be a third party) for an individual
investment under the owner’s or prospective owner's operational objectives. The investment value might
differ from market value, because market value is the value that could be realized when selling the property
to a third party. Investment value reflects the circumstances and financial objectives of the entity for which
the valuation is being produced.

The definition of market value is the estimated amount for which an asset should exchange on the valuation
date between a willing buyer and a willing seller in an arm'’s length transaction, after proper marketing and
where the parties had each acted knowledgeably, prudently and without compulsion.

Residential portfolio

VGA'’s calculation model for residential real estate can generally be described in three main parts:
1 Caiculations based on the income approach;

2 Calculations based on the “uitpondwaarde” valuation approach;

3 Input parameters used for both approaches.

The income approach includes a DCF approach utilizing a 10 year projected cash flow that takes into
account the net operating income (“NOI") and a capitalization factor over NOI at the end of the considered
projection period to calculate an exit value of the collaterals in a rented state. These cash flows are then
discounted to arrive at the net present value of the property. This approach is also based on certain
assumptions regarding revenues and expenses including, but not limited to, net rental income per unit,

[#]
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Discussion of SNSPF's valuation methodology

operating expenses per unit, vacancy rates, transaction costs, and maintenance expenses. This input data
is either based on market information or on VGA's past experience with the portfolio.

The “uitpondwaarde” approach includes a DCF approach that takes into account the same income and
expense assumptions, as described above, and includes an anticipated sales pace of vacant units
generating sales income over time. At the end of the considered projection period (10 years), the remainder
of the units is assumed to be divested or sold in bulk.

Both approaches contain checks throughout the model which show implied metrics that are standard in the
real estate appraisal industry. These metrics can be benchmarked against market data or historic
experience. Such metrics include, amongst others, operating expenses expressed as a percentage of
annual rent and exit value as a multiple of annual rent.

The input parameters also include the number of units, square meters per unit, monthly and annual rents,
and vacant possession values. These input parameters are verified by comparing them to externally
sourced market data such as WOZ-values from the municipality (e.g. square meters per unit, vacant value

_.used by fiscal authorities) and market rents from real estate brokers for comparable units. Vacant
possession values are also benchmarked to comparable listings for sale with a discount to reflect
negotiation headroom and historic sale prices within the portfolio with extrapolation to current market
circumstances. The valuation process also contains an output block where the investment values and
“uitpondwaarde” values are calculated back on a per unit basis for internal purposes.

In summary, the model used by SNS VGA to estimate the collateral value of the residential properties is
widely used in the real estate industry.

Commercial porifolio

VGA'’s process to estimate the collateral value of commercial real estate portfolio resembles the process
used for residential real estate. VGA's model for commercial real estate consists of the following elements:

1 Income value calculations based on a direct capitalization approach;

2 A DCF approach that takes into account a market comparable internal rate of return (“IRR”) in relation to
the funding that can be made available to the borrower in order to arrive at the investment value;

3 Input parameters for both approaches.

The direct capitalization approach is particularly important for properties that are purchased and sold on the
basis of their earning capabilities and characteristics and in situations where there is sufficient market
evidence to support the parameters used. Therefore, the valuation analysis begins with an assessment of
the net operating income for the subject property. Subsequently, adjustments to net operating income are
estimated by including other parameters, such as deductions for current vacancies, additions or deductions
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for over- or under-rented situations, incentives and/or capital expenditures. The adjusted net operating
income is then capitalized in order to generate the defined investment value. The capitalization rate takes
into account the current and future market conditions, the property type, the location, the financial
background of the tenants, the current lease contracts, and other relevant factors for valuation. The result of
the capitalization approach is the investment value as defined above.

The DCF approach determines the investment value by focusing on, among others, the ability to finance the
collateral, and the capacity of the borrower to cover interest payments and redemptions by generating
sufficient cash flows from rental income. On the resulting cash flow projection, including interest and
redemptions, an IRR is applied to generate a specific investment value. This investment value is used as a
reference point for the value arrived through the capitalization approach.

The ability to finance collateral and to service the debt is taken into account under the DCF approach used
by VGA. This is a specific addition to the DCF methodology, made by VGA. As a resuilt of the addition to the
DCF methodology, as described above, the DCF valuation approach of VGA does not fully comply with the
definition of market value as defined by the RICS (which is a value before tax and financing — RCs Redbook
VS 3.2) or by the International Valuation Standards. In summary, however, the valuation approach of VGA
to value commercial real estate is appropriate to calculate the specific investment value of SNSPF.

10 Introduction . Discussion of SNSPF's valuation methodology Ell ERNST & YOUNG
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Objective and approach
Objective of EY's work

The objective of EY’s work is to estimate the potential additional shortfall of SNSPF's Non-Core loans, REO,
and RCs based on our independent analysis, pursuant to the existing exit strategies assumed by SNSPF.
The potential additional shortfall estimate is defined as the difference between the net outstanding balance
of the loans (or book value of the REQ) as per 30 June 2012, and the estimated recoverable amount
pursuant to the exit strategies assumed by SNSPF.

As previously stated, SNSPF’s exit strategy assumptions are generally formulated by SNSPF on an RC
level for the Dutch Non-Core portfolio and on a loan or REO level for the International Non-Core portfolio.
SNSPF has represented that they are investigating potential strategic options involving the Non-Core loans,
REO and RCs, including but not limited to, a potential asset protection scheme.

EY’s approach and procedures performed

- EY’s work related to the Dutch and International Non-Core porifolios consisted of a desktop analysis of the
loan and collateral (or REO) information provided by SNSPF, which is generated through SNSPF's ongoing
management of the porifolio. The desktop approach was dictated by the limited time available to perform
our procedures. Because physical site inspections of the collateral were not performed, our analysis is
considered to be “desktop” whereby certain assumptions were made that can affect the estimated collateral
or REO value (e.g. condition, age, location, construction quality, current or deferred maintenance, etc). EY
also leveraged certain procedures and analyses which EY had previously performed on the Non-Core
portfolio. it should be noted that our work did not include an analysis of the loan documentation (e.g. loan
agreements, mortgages, forbearance agreements, additional securities, loan statements, and other loan
related documentation).

As mentioned in the SOW, EY generally used a bifurcated approach in analyzing the Dutch and
international Non-Core portfolios. The primary reasons for using a bifurcated approach are i) the difference
in portfolio composition between Dutch and International Non-Core, and ii) the short time frame available for
EY's analysis. As previously described in the Introduction section, the Dutch Non-Core ioan portfolio
generally consists of RCs that contain primarily investment finance loans with a large number of properties
that serve as collateral. Given the volume of underlying collateral and the short time frame for EY’s analysis,
EY performed a simplified desktop analysis of the Dutch Non-Core loans (similar to the approach used in
EY’s Core report). This simplified approach consisted of estimating the value of the individual properties
that serve as collateral for each RC as of 30 June 2012, and comparing these amounts to the outstanding
balance of the corresponding loans as of 30 June 2012 to calculate estimated potential additional shortfalls.

in contrast, the International portfolio generally contains large individual project development loans where
the underlying collateral often consists of a limited number of projects that are compliex and in varying
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EY’s Approach stages of development. The Interational Non-Core portfolio also contains large commercial properties that
are already completed, but which tend to have challenges in generating sufficient cash flow. Given the
complexity of these loans and relatively manageable number of underlying assets, EY performed a more
detailed analysis of the International loans and related property cash flows, as projected in accordance with
SNSPF’s assumed exit strategy. This approach was also applied to some of the Dutch participations since
they also tend to relate to development loans 2. The different approaches used by EY are further explained
in Appendix B.

As shown in the adjacent diagram, EY’s desktop approach to analyzing potential additional shortfalls for the

Twi-y::;:rs » Step Dutch and International Non-Core portfolios consisted of three primary work steps: (i) collateral analysis, (ii)
cﬁf&?al _ loan analysis, and (jii) estimated potential additional shorifall analysis. A more detailed description of these
Analysis work steps and EY’s overall approach to the deskiop analysis is set forth in the following appendices:
> Appendix A contains a listing of loans in-scope and the corresponding assumptions varied in the bull and
Other bear scenarios, as well as the bull and bear case estimated collateral value spreads compared to the
Documents base case.

{Revision and
provision memos,
appraisals. etc)

T Appendix B contains a detailed description of EY's approach to performing the collateral and loan
, analysis, and the methodologies employed to estimate potential additional shortfalls.

Sten? 7 > Appendix C summarizes the general assumptions used by EY in estimating collateral values for the
Loan Analysis , Dutch Non-Core portfolio.

» Appendix G contains a market overview for the following countries in which SNSPF has exposure: The

Data Tape
Non-Core June Netheriands, North America, Germany, Spain, France and Denmark. While this information on market
012 conditions helped to frame our macro view of these geographies, the sensitivity adjustments applied to
key assumptions were formulated on an individual loan, REO, or RC basis.
E . S%(fr%é“ . Sensitivity analysis of estimated collateral value
“Exper . B . ’ R
Sessions” B analysis and v Sensitivity analyses were performed on the estimated base case collateral values by varying key
and : i °°“‘SF§§;§" assumptions, such as discount rates, capitalization rates, occupancy rates, and achievable market rents in
Interviews | , Tt° . order to calculate bear and bull case scenarios. The selection of specific assumptions and the degree to
(Management & y wo-pagers which they were sensitized was determined on an asset by asset basis, taking into account factors such as
Managers) collateral type, asset class, submarket conditions, and macro market outlook (please refer to Appendix A for

a summary of the varied assumptions).

[* ]“SNSPF Two-pagers” are documents
prepared by SNSPF that summarize SNSPF's
view on exit strategies and related estimated
shortfalisinbase, bear, and bull case scenarios. 2The following Dutch Non-Core participations were analyzed using a similar approach {o that used in the Intemational Non-Core portfolio: lJssselmonde,
The Post, Babylon, and The Wall.
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Comments on EY’s potential additional shortfall analysis in comparison to that of SNSPF

We noted the key differences listed below with respect to EY’s approach to analyzing estimated potential
additional shortfalls, as compared to that of SNSPF. As further described in the Executive Summary, these
differences in methodology will generate different estimated potential additional shortfall results. These
differences in approach relate to EY's analysis of the Dutch Non-Core portfolio. Generally, EY and SNSPF
used similar methods in estimating potential additional shortfalls when analyzing the International Non-Core
portfolio.

» EY’s analysis is based on a desktop analysis only (unless otherwise stated, no physical inspection of the
collateral was performed). SNSPF has deeper knowledge of the collateral and the borrowers’ financial
strength.

» SNSPF has included assumptions regarding future net cash flows from the collateral in their potential
additional shortfall analysis, which result in different potential additional shortfall estimates as compared
to EY. SNSPF assessed the shortfalls from a lender perspective in that the potential loan shortfall is
calculated by taking the estimated coliateral value at the exit date (based on SNSPF's methodologies
discussed in the Introduction) and adding to it the estimated value of future redemptions. SNSPF
assumes such future redemptions would be derived from contractual amortization and/or assumed future
cash sweeps (out of rental income), which SNSPF could generate through their long term asset
management of each credit and leveraging their senior position, where applicable. SNSPF also included
in their analysis estimated value resulting from the assumed solvency and liquidity position of
counterparties and/or guarantors.

EY has taken a more simplistic approach whereby we estimated collateral values on a desktop basis as
of 30 June 2012, and compared the collateral value estimate to the corresponding outstanding loan
balance as of 30 June 2012. In determining estimated collateral value as of 30 June 2012, EY utilized a
number of methodologies (as explained in Appendix B) which inherently take into account the asset's
ability to generate cash flow. EY recognizes that the estimated collateral vaiues for the Dutch Non-Core
portfolio as of 30 June 2012 reflect conditions in the real estate market as of such date. Potential future
recovery of the market under the assumption of a different exit date has not been considered by EY in
the analysis of the Dutch Non-Core portfolio. In addition, potential additional recovery through SNSPF's
asset management activities has not been considered by EY. Given this approach, EY did not include
assumptions regarding future loan redemptions in our potential additional shortfall analysis as this might
result in double counting. EY also did not analyze the likelihood of the future cash flows assumed by
SNSPF.

» SNSPF analyzed credit risk, taking into account the quality and financial strength of the RC, and
analyzed the debt service coverage ratio (‘DSCR”) and interest coverage ratio (“ICR"). EY did not
analyze the financial quality of the RC, or the strength of the DSCR or ICR, as our shortfall analysis
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calculated the difference between the outstanding balance of the loans as of 30 June 2012 and the
estimated collateral value as of 30 June 2012.

» SNSPF valued the residential collateral in the Dutch Non-Core porifolio on the basis of the DCF
approach encompassing the future cash flows generated by the assets, either by renting or retail seli-out
(‘uitponding”), in which the appraisers based their assumptions (i.e. sell-out pace) on recently realized
sales. EY’'s analysis is also based on the “uitpondwaarde™ concept of valuation; however, EY applied a
more simplistic approach. EY analyzed comparable offers in each location to estimate the vacant
possession value of the collateral and applied a general market discount to
the vacant possession value to estlmate the value appropriate for a leased residential portfolio.

Limitations to analysis

The estimated potential additional shortfall analysis performed by EY should not be used for any purpose
other than as an estimation of potential additional shorifalls resulting from longer term exit strategies. The
results herein should not be used as part of an Intemal Capital Adequacy Process (“ICAAP"). Financial

. Institutions subject to ICAAP must assess all risk exposures including credit, market, operational, and other
risks. An assessment of the risk factors would then lead to an estimation of required capital. An ICAAP
analysis would include an individual estimation of the probability of default and loss given default for each
credit position. EY did not perform such an estimation of either the probability or loss given default. Instead,
we analyzed estimated potential additional shortfalls based on an assumed strategy that may or may not
include default scenarios. Additionally, the bear case estimates do not assume an alternative strategy or
default scenario. As such, EY's analysis and findings should not be used to assess the capital adequacy of
SNSPF. In addition, EY’s analysis and findings are not intended to support SNSPF management in their
process to determine IFRS provisions.
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1. Collateral analysis
Estimate of collateral value

EY analyzed the underlying collateral for each loan, REO, or RC in the context of SNSPF’s assumed exit
strategy. External appraisals were analyzed to determine whether the appraisal methodologies and
conclusions contained therein were consistent with SNSPF’s assumed exit strategy (i.e. regarding timing
and marketability).

EY performed a desktop analysis, as defined above, to estimate collateral recovery value using one of the
following standardized approaches:

1 Income/cash-flow analysis for income prbducing properties

— Direct capitalization approach: First, an analysis of the income and expense for the underlying
assets was performed. Next, the stabilized net operating income (“NOI") was estimated for the
property by analyzing in-place and market vacancy levels, incentives, above/below market
rents and transfer tax. The capitalization rate that was applied reflects an all risk yield and was
based on market capitalization rates for similar property types, adjusted for various factors such
as location, the financial condition of the tenant, the current iease contract, etc. The NO! at the
stabilization date was then divided by the capitalization rate to calculate the estimated
indication of value. Finally, this stabilized value estimate was adjusted to account for
transaction costs, the impact of lease up costs, capital expenditures required and time required
for asset stabilization.

- Discounted cash flow (DCF) approach: Cash flows generated by a property were projected
based on historical operating performance, future market expectations, and other known factors
impacting the collateral or REO. A terminal capitalization rate was applied to the projected
stabilized NOI in the terminal year of the cash flow projections in order to estimate a value for
the collateral at the end of the determined holding period. A market derived discount rate was
then applied to the cash flow projection to calculate the present value of the estimated income
stream associated with the property.

~ The retail sell out (‘uitpondwaarde’) valuation concept has been generally applied to residential
coliateral. Under this valuation concept, the vacant possession value (‘leegwaarde’) has been
used to which a discount has been applied, ranging frorrqdepending on the quality
of the collateral, releftability, location, etc. The obtained value ( uitpondwaarde’) is then
compared to the direct capitalization approach in order to assess the plausibility of the derived
estimate of value.
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2 Residual value analysis

~ When a market supported project development plan was available (including instances where
relatively interested qualified parties may enter into a transaction), a life of the project cash fiow
was created to estimate the residual value of the land.

— This approach involves calculating an estimated value of the completed asset and deducting
the costs to complete the property; taking into account fees, construction costs, financing costs,
leasing costs, and a profit/risk margin.

3 Comparable sales/market analysis

—~ A comparables analysis was performed in the absence of a feasible development plan for land
or to further support the resuits of another approach, as needed

— This approach involved collecting information for recent comparable transactions or current for-
sale listings. Sale or listing prices from these were adjusted for differences in property quality,
location, land use or transaction timing as deemed appropriate.

Il A. Analysis of loans in the Dutch Nan-Core portfolio

The loans in the Dutch Non-Core portfolic were also analyzed by EY regarding (i) open funding
commitments, (ii) cross-collateralizations, (jii) interest rates, (iv) maturities, and (v) derivatives. The Dutch
Non-Core loans generally have extended maturities, with most beyond 2015. As such, SNSPF to a certain
degree has limited control over the exit strategies for these loans unless the borrower defauits and the
property is expected to become REO. Hence, the timing of exit in the Dutch Non-Core portfolio can often
be more subjective as compared to the International Non-Core portfolio. In addition, there are thousands of
underlying assets that serve as collateral for the loans in the Dutch Non-Core portfolio as compared to a
relatively limited number of properties in the International Non-Core porifolio.

To simplify the approach and calculation of expected additional shortfalls in the. Dutch Non-Core portfolio,
EY performed the following the work:

» Generally we excluded potential future accrued interest and loan redemptions due to the extended
maturities inherent in the Dutch Non-Core portfolio. We only included additional funding or redemptions
for a limited number of loans if the historic performance suggests that these items will continue in the
future.

» Due to the uncertainty of future operating cash fiow for RCs with extended exit time horizons, we
excluded any potential cash flow sweeps that may reduce the outstanding loan balance. Conversely,
SNSPF has included future potential excess net cash flows from the collateral in their potential additional
shortfail analysis, which results in reduced potential additional shortfalls. SNSPF assessed the shortfalls
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from a lender perspective in that the potential loan shortfall is calculated by taking the underlying
collateral value and by adding the value derived from future contractual amortization or cash sweeps
(out of rental income) as well as the value coverage provided by the insolvency and liquidity of the
counterparty and/or guarantor(s).

» SNSPF valued the residential collateral in the Dutch portfolio on the basis of the DCF approach
encompassing the future cash flows generated by the assets, either by renting or retail sell-out
(‘uiponding’), in which the appraisers based their assumptions (e.g. sell-out pace) on recently realized
sales. Next, the resulting estimate of value derived from the DCF approach is compared to the
‘vitpondwaarde’ valuation concept, applying a discount to the vacant possession values specific to each
property and location. EY’s analysis is also based on the “uitpondwaarde” concept of valuation; however,
EY applied a more simplistic approach. EY analyzed comparable offers in each location to estimate the
vacant possession value of the collateral and applied a general market discount to the vacant
possession value to estimate the value appropriate for a leased residential portfolio.

|| B. Estimated potential additional shortfall calculations for the Dutch Non-Core portfolio

" To estimate the potential additional shortfall EY started with the outstanding balances as of 30 June 2012,

subtracted the estimated collateral values according to EY'’s collateral analysis as of 30 June 2012. We then
made adjustments to the estimated shortfall based on the analysis and consideration of any potential value
associated with relevant securities (i.e. guarantees and pledged accounts) or cross-collateralized assets.
These calculations resulted in EY’s estimate of the base case potential additional shortfall.

Lastly, the potential additional shortfall estimates in the base, bear and bull case scenarios were compared
to SNSPF’s potential additional shortfall estimates, which are presented in the SNSPF Two-pagers that
SNSPF provided to EY. Variances were then explained using the documentation provided to EY by SNSPF
and information obtained during the account manager discussions.

It A. Analysis of loans in the international Non-Core portfolio

In addition to analyzing the collateral or REO, EY analyzed the following loan characteristics: (i) outstanding
balance, (ii) open funding commitments, (jii) cross-collateralizations, (iv) interest rates, (v) maturities, and (vi)
derivatives. Future potential funding, accrued interest, and redemptions were estimated through the

assumed holding period to project an outstanding balance at the time of exit. In addition, interest rate
swaps and/or other derivatives were only included if the expiration date is after the projected loan exit date.

This roli-forward resulted in an outstanding balance projection at the time of exit, on an undiscounted basis,

pursuant to SNSPF’'s assumed exit strategy.
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Il B. Estimated potential additional shortfall calculations for the International Non-Core portfolio

After analyzing the loan status, future balance projections, and the corresponding collateral for each loan,
we calculated potential additional shortfall estimates at the exit date based on SNSPF's assumed exit
strategies. We subtracted the outstanding balance of the loans at the assumed exit date, from the
estimated recovery value of the collateral to calculate a base case estimate of potential additional shorffalls.
Where applicable, we also analyzed the impact of any potential additional value from relevant securities (i.e.
guarantees, pledged accounts) or cross-collateralized assets. These calculations resulted in a base case
potential additional shortfall estimate. We also calculated the potential additional shortfall in bear and bul
case scenarios, which were driven primarily by adjustments to certain key collateral assumptions.

Lastly, the potential additional shorifall estimates in the base, bear and bull case scenarios were compared
to SNSPF’s potential additional shortfall estimates, which are presented in the SNSPF Two-pagers that
SNSPF provided to EY. Variances were then explained using the documentation provided to EY by SNSPF
and information obtained during the account manager discussions.
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Information Sources

EY relied on the information provided by SNSPF listed below for the subset of loans, REO positions, and
RCs analyzed in this Report. Please note that our work did not include an analysis of loan documentation
(e.g. loan agreements, mortgages, forbearance agreements, additional securities, loan statements, and
other loan related documentation). The documents that were analyzed are the following:

# SNSPF Two-Pager documents for the loans, REO, and RCs that had been subject to, and approved by
SNSPF's Expert Session process

SNSPF’s Scenario Analysis (MS-Excel)

Schiermonnikoog Process and Result Presentation SNSPF

Amended Time Plan SNSPF (Schiermonnikoog Il — Aangepast plan juli 2012.ppt)
Subsequent Event Memos Q1 (in Dutch)

Subsequent Event Memos Q2 (in Dutch)

Revision Memos

Provision Memos

Risk Memos

External appraisal reports

SNSPF 30 June 2012 Data tape (Outstanding balances and provisions are per the 30 June 2012 data
tape provided by SNSPF. Whether or not the outstanding balance includes arrears is inconsistent across
the portfolio. EY’s potential additional shortfall estimates are based on the outstanding balances from the
data tape provided by SNSPF.)

To facilitate communication and information flow, EY and SNSPF have established a Q&A protocol and a
tracking schedule which centralizes EY’s questions for SNSPF Account Managers. This schedule
continues to be maintained as we finalize our work on the remaining loans in scope.

Y ¥ ¥ ¥v ¥ ¥V ¥ Vv V V¥

Beyond reading the documents and anaiyzing the data provided by SNSPF, EY also conducted interviews
with SNSPF account managers and management team members to get a better understanding of recent
events and relevant details pertaining to the loans in scope. In addition, EY attended certain SNSPF Expert
Sessions wherein EY listened to SNSPF’s discussions regarding the SNSPF Two-Pager documents and
the exit strategies contained therein.
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