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meetings, etc) 
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30-Jun-12 

1 The SNSPF Expert Sessions consisted of intemal meetings with 
management from multiple departments to discuss and conclude on 
the estimated potential shortfalls. EY attended these SNSPF Expert 
Sessions. 

Shortfall analysis 
Estimate potentie' 
shortfalls based on 

Phases l and II and 
compare to SNSPF's 

estimates. Explain the 
major vadances 

• 

I  nform ation 
Provided by SNSPF 

Final Draft 

EY's approach to the analysis for the Core portfolio 

Objective and approach 

Objective of EY's work 

The objective of EY's work is to estimate the potential shortfall of the selected Core RCs identified in our 
SOW based on our independent analysis, pursuant to the existing strategies assumed by SNSPF for the 
Core portfolio. The potential shortfall estimate is defined as the difference between the outstanding 
balance of the loens as of 30 June 2012 and the estimated recoverable amount. SNSPF has represented 
they are investigating potential strategic options involving the Core RCs, including but not limited to a 
potential asset protection scheme. 

SNSPF's potential shortfall estimates did not take into consideration any previously recorded provisions, 
and therefore EY's estimated potential shortfall analysis applied a similar approach. In genera] there are 
differences between EY and SNSPF in estimating potential shortfalls which are discussed in more detail 
throughout the report. 

EY's approach and procedures perforrned 

Our work was conducted using a phased approach as summarized in the adjacent diagram and as 
described below (please also refer to the SOW in Appendix K for more details). 

Phase 1(A) Analysis of the Rotturn process 

We analyzed SNSPF's Rottum process and leveraged the information SNSPF collected during the Rottum 
process for our Phase 1(B) and Phase II work related to the estimation of potential shortfalls. 

Our work primarily consisted of (i) interviewing key personnel involved in project Rottum, (ii) assessing 
various documents that SNSPF prepared regarding project Rottum, and (iii) confirming our understanding 
of the Rottum process through discussions with management. For further details on the Rottum process, 
please refer to the Executive summary section within this Report. 

In genera! the SNSPF Rottum process appears to be well structured and organized. This process should 
be a useful management tool for SNSPF going forward. 

Phase 1(B) and Phase 11.  Analysis of RCs 

EY's Phase 1(B) and Phase II work entailed a desktop analysis of the Joans and collateral. The analysis is 
considered to be "desktop" as physical site inspections were not performed and certain assumptions were 
made in order to estimate the value of the collateral (i.e. the property's condition, age, location, 
construction quality, etc.). Our work was based on information provided by SNSPF as part of SNSPF's 
Rottum process. For Phase l(B) a sample of 17 RCs with the largest base case shortfalls as estimated by 
SNSPF was selected from the top 50 RCs. Our Phase II work addressed an additional sample, focusing on 
the RCs with the largest remaining outstanding balance within the Core portfolio. This Report includes a 

9 
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EY's approach to the analysis for the Core portfolio 

total of 47 RCs from Phases 1(B) and 11 (three loans were repaid between the time period of 31 December 
2011 and 30 June 2012). Additional RCs will be analyzed by EY subsequent to this report, resulting in total 
coverage of approximately 53% of the Core portfolio's outstanding balance. These additional RCs are 

listed in the Open items section of the Report. 

Sumrnary of EY's desktop analysis approach 

The procedures performed as part of EY's desktop analysis of potential shortfalls can be summarized into 
three primary work steps: (i) collateral analysis, (ii) ban analysis, and (iii) estimated potential shortfall 

analysis. 

• Collateral analysis: 
EY performed an independent desktop analysis to estimate base case collateral 

values as of 30 June 2012 using various methodologies (e.g. direct capitalization, discounted cash flow, 
retail sell out Cuitpondwaardel and residual value analysis) depending on the collateral type. Sensitivity 
analyses were then performed on the base case estimated collateral values by varying key assumptions 
(such as discount rates, cap rates, and achievable market rents) in order to calculate buil and bear case 
scenarios. The selection of specific assumptions and the degree to which they were sensitized was 
determined on an asset by asset basis, taking into account factors such as collateral type, asset class, 
submarket conditions, and the macro market outlook. EY calculated buil and bear case sensitivity 
scenarios using the same credit management strategy that was assumed for the base case. 

A more detailed description of our approach and assumptions used can be found in Appendix D. 
Additionally, the specific assumptions that were varied in the buil and bear case scenarios for all 47 RCs 

in scope are noted in Appendix A. 

• Loan analysis: Our loan analysis was based on the 30 June 2012 outstanding balances of the loans 
for each RC as provided by SNSPF. We also analyzed other relevant loan related information, 
including but not limited to, factors such as guarantees, cross collateralization issues, equity 
participations, arrears and recourse provisions. Our work did not include an analysis of the loan 
documentation (loan agreements, mortgages, forbearance agreements, additional securities, loan 
statements, and other loan related documentation). 

• Estimated potential shortfall analysis: 
EY calculated estimated base case potential shortfalls (to the 

extent applicable) for each RC by subtracting the estimated collateral value as of 30 June 2012 from the 
loan balance as of 30 June 2012. A similar calculation was performed to estimate potential shortfalls in 
the bull and bear case scenarios. Finally, EY's findings were compared to SNSPF's estimated potential 
shortfall calculations. EY's estimated potential shortfall takes into account cross collateralization of 

facilities within an RC. 
A more detailed description of EY's desktop analysis approach is set forth in the following appendices: 

E ERNST &YOLING 
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The Netherlands - Macro Economic Overview 
Europe 

Cross Domestic Product PubItt)ebt and An nual Deficit 
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800 	 According to the OECD. private consumption will remain 
depressed given sluggish growth in real incomes, 

1- 600 E  75 reflecting higher unemployment and only modest real 
wage increases, as welt as plannecl pension cuts and a 
depressed housing market. A further drag on growth 
comes from the planned tiscal consolidation. Overall, 

200 § 	 growth is set to remain sluggish throughout 2012-13. 
and unemployment wil I rise further. 

CPB reports that in 2013 the Dutch economy is 
expected to grow at a modest growth rate of 0.75% of 
GDP after a decrease of 0.5% in 2012. For the 201 3- 
201 7 period, the Central Planning Bureau (CPB) ex pects 
a slight recovery. with average growth of L5% per year. 
Under the current forecast, GDP volume is not expected 
to reach 2008 levels until 2014. 

,0,-s:es: 	(1, ,lanization for Economie Cooperation and Development 
(MMO Vair 2012. (b)Central Roreau of Statistics (CBS)- Juoe 
2(.1.1 2. td (t)Central Planning eureau(CP6) 

0% 	 _I. 0 
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—0— Unemployment rale (lett scde) 

58 
	

Appendix Appendix F - Market slides 
	

E ERNST &YOLING 



16.0% 

14.0% 

12.0% 

10.0% 

8.0% 

6.0% 

4.0% 

2.0% • 

c■J 0.0% 	  lllllll 

`
?—(.l

á 2 2 3  =c 	D 	c c  c, 
N CV CV CV N CV CV CV CV CV CV CV CV 

(2, 
GOOOO O OOOO OQ 

V
ac

an
cy

  ra
te

s  
in

  %
 

7 Cl> 	 7 CD <0 	 7 G> 
CD C) 2 	 ca Ct 

11 111111  
Amsterdam Eindhoven Rotterdam The Hague Utrecht 

2007 •2008 2009 .2010 •2011 

6.5 - 
-J! 

4.5 
0,  CS,  C,  0 0 0 	 ••■ 

Pr
im

e  
re

nt
s  

o f
fic

e  
es

q  m
  400 

350 
300 
250 
200 
150 
100 

50 
0 

Total Office Transaction Volume 

8.0 
7.0 
6.0 
5.0 
4.0 
3.0 
2.0 
1.0 
0.0 

2006 2007 2008 2009 2010 2011 01-2 
2012 

Sources: Jones LangLJte 

O
ff

ic
e  

tr
an

sa
cli

on
  v

ol
um

e  
in

  b
ln

  €
 

Final Draft 

Appendix F - Market slides 

The Netherlands - Office Market 

Office Prime Rents for Major Cities  Development Office Prime Net Yields  Office Vacancy Rate.)s 

Sources. Jones t eng laSalle. D1 Z 	 Sources CBRf 

Summary 

The gap between prime, secondary and tertlary office property performance is widening and this trend will 	rsist. The demand 
for office space is focused on the most attractive, multifunctional and accessible (i.e. prime) locations. Consequently, vacancy 
rates in secondary and tertiary office locations are driving a larger portion of the overall current office vacancy rate and this is 
expected to increase in the coming years. Typical vacancy rates at single tenant office locations exceed often the national 
vacancy average of 14%. Vacancy rates at these locations typically reach or ex ceed 20%. 

Rental rates are experiencing a similar pattern as vacancy rates, which are still masked by substantial incentives. In prime 
submarkets with declining vacancy, however, incentives are gradually reducing. General market rents have continued to decline, 
however duo to low price elasticity in the least attractive areas, it is unlikely that reducecl asking rents will trigger demand. 

Prime office yields (currently at 5.6% net) have seen a slight increase at the start of the year, but have remained stable since. 
Secondary yielcls continue to widen out. It is expected that the yield gap between favorable and less marketable offices will grow 
further in the next months. Prime yields should hold firm in the major cities while yields in other areas are expected to increase. 

As banks increasingly take contrd of real estate assets, more liciddations of German open-encled funds occur, and real estate 
company bankruptcy filings occur more frequently, these events will likely leed to more 'fire sale' transactions. Nonetheless, 
these transactions will provide more clarity about pricing of vacant and obsolete office propertles. II is expected that foreign 
private equity firms will make more acquisitions in this opportunistic market segment. Several Dutch institutional funds are also 
starting to reappear in the investment market, showing renewed interest in attractive medium sized offices. 
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The Netherlands - Retail Market 
Retail Prime Rents  Development of Prime Yields  nsumer Confidence and Spending 

Sotort CBRE 

    

Retail Inyestment Volume 

 

Summary 

    

   

Data regarding leasing activity in the first half of 2012 indicates that the expansion of international and national retail chains is 
still continuing. It is expected that large retail chains will continue to reinforce their presence in Dutch shopping streets at Class 
A locations in the coming months. 

Prirre rents have held up due to persistent demand for first-class retail units. Prime rents will Iikely remain sta ble in the coming 
months as well. However, prime rent may increase slightly in the top 10 Dutch shopping cities. Rents for retail warehousing units 
at home furnishing strips are under a strong downward pressure. Ctrrent prime retail park rents in the Amsterdam region are at 
€135 /som/ year. 

Prime initial yields fcr retail units remained unchanged in 2011 and in the first half of 2012. The prime initial yields for shopping 
centers showed a slight increase of 10 basis points during this perioci. lnitial yields for retail warehouses also increased by en 
average of 10 basis points over this period. 

In the first half of 2012, approximately €266 million was invested in retail assets, This volume is below the levels seen in the 
same period of previousyears and is around 64% below the five-year average. Shopping centers and retail units ex perienced the 
greatest investrnent at €121 million and €116 million respectively. Approximately €11.4 million was invested in the retail 
warehousing segment during the first half of 2012. 

   

 

2007 2008 2009 2010 2011 Q1-2 
2012 

  

SOU rces: Jones Lano LaSalle 
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The Netherlands - Residential Market 

Gross Yields  Sales Prices Vacant Properties  Average Rents 

Rent developmentliberalized properties (not social 
housing) 

Source:D1Z 

Residential Investment Volume 

.92 E 0.4 - 
15 
a> -5 0.2 

.10 	0 
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2012 

Summary 

lnvestments in rental dwellings continues to be robust. The growth of the number of households, the aging population, and the 
competitive nature of the rental sector are contributing factors to the in this segment. The government is facing important 
decisions regarding the reform of the rental and private housing markets. These decisions will likely have an impact on future 
investment activity. 

Continuing uncertainty and stagnant transaction levels in the owner-occupied housing market are having an adverse effect on 
the price of rental dwellings available to investors. Net  initial yields for properties both within and outside of the Randstad area 
have increased during the first guar ter of 2012. Only the net initial yields for single-family houses in the best locations declined 
to 3.60% (4.5% gr oss). 

According to the Dutch real estate registration office (Kadaster), sales prices of vacant properties declined between 2008 and 
02 2012 by 14%. 
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Gross Domestic Product  Change in GDP 

k, ECWID,Iil Research 

Summary 

The US economy continues to build positive momentum, 
however faces strong headwinds and suffers trom a lach of 
clarity making fundamentally strong growth challenging. 
Worries in the US continue to focus on the upcoming election, 
"fiscal clif continued risk from European sovereign debt. 

Recent news out of the Federal Reserve further illustrates the 
shaky ground of the recovery. The FED outlined policies 
designed to promote growth through continued quantitative 
casino and a commitment to bold rates at or near zero through 
at least 2015. 

During the first half of 2012 the number of unemployed 
decreased by 330,000, f ar off the pace of the annual reduction 
of 1.296 mm seen between 2010 -2011. The unemployment 
rate in the 15-24 age cohort finished 2010 at above 20%, well 
above the 5 year average of 15.00%. 

SOLII Ce 1'0 tea. 01 t:COn1)1111C Researcn 
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US Single Family and Condo Price Movement 
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US - Condo and Single Familiy Home Markets 
DC Single Family Value movement 
compared to other Major Metro Markets 

Increase in Single Family Home Sale Prices 10 2012 - 20 2012 

Metro Area 
Sing e Family 

With Distressd 	WO Distressed 

Pheoffix.1,1esa-GeindaIe, AZ 19,904 14.904 

Houston-Sugar Land.Baytown. TA 5.404 5.904 

Wasnington Washington.Ari.ngton-Alexandria. DC, 

VA, LID. WV 
4.404 4.504 

Dallas-Planoirving. TX 3.80% 7.204 

New York-White Piains-Wayne, NY-NJ 3.404 3.104 

Los Angeles-Long Beart.Glendale, CA 2.604 4.804 

Pherside-San Bernardino-Ontario, CA 2.504 4.30N 
Philadetehia, PA 1.804 2.604 

Atlanta•Snady Springs•Marietta, GA -0.304 3.504 

Chkago-Joliet-NaDervine. IL -1504 1.904 

Source:FHA 

DC Condo Sales Volume and Median Price 
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Nationally, July was a strong month for US home sales. Prices pushed up 3.8%, not including foredosures or 
short sdes. This represents the largest mordh-to-moth increase since August 2006, and also marks the 51h 
straight month with an increase. The markets with the largest increase were some ot the hardest hit during the 
2008 financial crisis: Arizona, Utah, Idaho, South Dalrota and Colorado. 

The DC Metro market continues to be a stand-out nationally. The median condo price increased by 5.91% during 
02 2012, whi le single family homes saw an increase of 4.40% during the same period. 

Although pricing in the DC area continues to improve. the sales volume for both single family homes and condos 
is showing signs of slowing. During 02 2012, 125 condos changed hands, a significant reduction from the 
previous threeguarters. The single family market sawa 9.87% drop in number of sales. 
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Community Shopping Center Vacancy Rates 
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Source: REIS 

US Retail Cap Rate and Avg PSF Sales Price 

- 7,80% 

	

- 7,60% 	

In the first quarter of this veer, nationally retail vacancy fell by 20 basis points year-over-year with a total of 
- 7,70% 12.3 mm sf of positive absorption. Deliveries remain below the 5-year a verage with only 7.2 mm sf of new 

	

- 7,50% 	
space coming to the market. Grocery-anchored stiip centers continue to be the strongest segment with a 6.4% 
vacancy rate compared to 10.7% for the overall retail merkel.. 

- 7,40% 

	

- 7,30% 	 Community shopping centers, the most similar to NNN-retail sites, continue to lag the general rnarket recovery. 

	

- 7,20% 	 The vacancy rate of 10.80% is among the highest of the various retail prc>perty types. Adclitionally investor 

	

- 710% 
- 7,00% 	

demand for this esse( type remains flat as there is a stronger desi re to own regional centers in core markets or 
in thecasewhere community shopping centers areacquired it is typically in large portfolio transactions. 

,  

- 6,90% 6,80% Insti tutionai investors remain the primary driver of the demand for retail assets. Cap rates havedeclined by 
10-15 basis points since Jan-2012. However, the pace of decline has slowed possibly showing demand for 

ct '‹-or i 	> 	'E - è -- e>  i i? e°  g co°  < -` "- C D- n  E - 0>  E 6—  la 0 	 retail assets is waning. = cr P; — ...< . — <0 "0 .... < 0 	cr —. —. ., = 
_z 	 _.z. 

n" 	 Investors expect sales volume to continue to improve and further evidencecan be found in the number of 
chains expecting to open new locations, with the market anticipatingretail/restaurant expansion of 5% during 
2012-2013. 
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Source: Real Capital Anaisdics 
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US - Retail Market 

Shopping Center Transactions- 01 2012 

Buyer 
	

Project 
	

Price (mS) 	GLA (scif) 	Si sClf 

Simon Properety Group The Mills Portfolio 2012 
	

3,854 	22,975,214 	448 

CPP Investm ent Board West field Retail Portfolio 	 2,057 	12,578,918 	381 

SyWest Development 	DonahueSchriber Retail Portfolio 12 	 122 	 701,311 	174 

Arrow Retail 	 Streets of Woodfield 	 118 	 711,402 	166 

TIAA-CREF 	 Shops of Wisconsin Place 	 113.30 	118,442 	956 

Average 	425 

Source..)ones 	5etIe 

Summary 
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Residential average price* 
Canada 
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Canadian - Residential Market 

Residential Average Price  Residential Sales Activity 

,01.1rce: Canactan Real Estate Assoclation Source:Can eden Reel Estate Asseietke ot SeasonallY ddjUsted 

Summary 

The Canadian residentiel market is showing sings of cooling off. Home sales Lor the month of Aug ust were down 5.8% the largest month-to-month drop since April 2011. Newly listed homes feli 
by 1.7%. 

All major markets: Greater Toronto, Greater Montreal, Greater Vancouver, The Fraser Valley, Cal gary, Edmonton and Ottawa, which account lor 80% of the Canadian market, repoded decli nes in 
sales and listings. Greater Toronto saw the single largest month-to-month decline of 7.7%. 

The Canadian government announced key changes For Future home owners that went int° effect on July 9, 2012. The most cructal of these changes was adjusting the amortization schedule 
f rom 30 years to 25 years. 

This move was designed to cool the market as buyers have had access to historically low interest rates leading to very strong demand driving up prices and trimming the inventory available over 
the past several years. 

The number of months inventory increased from 6.1 months to 6.5 months, and government reports indicate this number will continue to rise as fewer first time homebuyers qualify for 
mortgages with the new regulations. 
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France - Macro Economic Overview 

Gross Domestic Product 
	

Putgic Dabt and Annual Deficit 
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Unemployment 
,-..... 

Summary 

30% - 

25% - 

20% - 

15% - 

10% 

5% - 

iiii 

4.000 

• 3.000 

- 2.000 

- 1.000 

France. being the euro-zonds second largest economy, posted 
zero growth in the first quarter of 2012 as private 
consumption stagnated, exports slowed and businesses cut 
back their investment. However, after an approx. 2.6% 
contraction of GDP in 2009, France recorded growing GDP in 
2010 and 2011. 

The public deficit was reduced to 5.2% in 2011, (vs 7.1%), 
demonstrating 	willingness 	to 	consolidate 	public 	debt. 
However, additional efforts will be needed to meet the 3% 
target reguired for members of theeuro inonetaryunion. 

With approx. 3 million unernployed and en unemployment rate 
of approx. 10.3% in July 2012, France bas reached its highest 
unemployment level in more than 13 years. 
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Office Prime Ren ts for Selected Cities 

Central Paris 	Toulouse 	Marseille 

2008 	.2009 	2010 	:,2011 

S011 ren BNP Paribes  

France - Office Market 

Office Prime Yields for Selected Cities 

2006 2007 2008 • 2009 • 2010 2011 2012' 

—á--  Central Paris 	Marseille 	Toulouse  

Office Vacancy Rates for Selected Cities 
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I nner Suburb 	Outer Suburb 

2008 •2009 .2010 	2011 	2012* 

'As oer June 

Source JLL 

Summary 

Although the prime rent was approx. €810 in Paris Central Business District, the lap rent of offices located outside of the CBD was 
at approx. €830/sqm. Rents in Marseille and Aix-en-Provence have not changed significantly since 2010. However, lhey have 
contracted as new offices are of ten poody located and the supply level for low quality existing office space is very high. The top 
rent in Toulouse in 2011 was approx. €210 for en existing building, en han ring the demand of Mie city center and scarcity of high 
q uali ty s pace avail able. 

For high qudity assets a contraction in the average yield could be observed between 2010 and 2011. As such, the average yield 
for offices in Marseille, for instance, bas fallen from approx. 8% to 6.7%; prime yields have meanwhile remained stable at approx. 
6.10%, However, the first quarter of 2012 shows an increase of prime yields, both, in Marseille and Central Paris. 

Due to low level of building starts over the last two years and, additionally, less availability (decreased by approx. 9%) in Central 
Paris, the vacancy rate bas remained constant in 2011 (7.6%) compared to 2010. 

Total office transaction volume in Paris has seen some significant increase in H1 2012 (approx. €2,2bn), compared to all year 
volume in 2011. Most Iransaclions (in volume) have been recorded in CBD (approx. €1,4bn), approx. €470m for inner suburbs and 
approx. €300m for outer suburbs. The total of Paris' transactions in I-11 2012 is approx. 42% higher than all year figuren to 2011 
(€1,6m) which demonstrates increased appetiteof real estateinvestors. 
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Rent Range in 2011 and 2012 
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Development of Rental Yields  

France - Retail Market 
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Summary 
Rental trends in both the city center and out of town reflect the cautious attitude of retailers. Rents tor prime locations have 
increased in Paris and regional cities, whereas rents have stabilized or even declined in secondary locations. 

In 2011, very limited availability of prime assets (long leases, blue-chip tenants) has led to a drop in investment volume. In 2011 
investment volume was at approx. €2,6bn, representing approx. 14 % of commercial reel estate investment (vs. 23% in 2010). 
However, in the first six months of 2012 theretail investment volumedropped even further to approx. Elbn. 

Regardless of the type or ret á I asset (streel level, shopping center, depart ment store), k is the prime locations that have attracted 
most interest trom retailers as they guarantee the maximum foolfall and sales. Secondary locations and new retail projects are 
more dif ficult to sell, Delays are forecasted in thecompletion of the main shopping center and retail park schemes. 

Retail sales growth have declined since 2011, down to approx. +1.5% in 01 2012. The sector results are mixed. Some sectors such 
as household equipment/fumishings and fashion/accessories have been parlicularly affected (-0.5% and -0.4% respectively over 
the salie period). Other sectors, despite a slowdown, have maintained outstanding growth levels, such as IT equipment (+11%) 
and sportsgoods (+2.5%). The perf ume/beatity sector is particularly dynamic with growthof approx. 6.2% in 01 2012. 

Due to investors' interest in retail, prime yields have continued to contract, albeit with rankings intact: street-level: 4.25 - 4.5%. 
shopping cent re: 4.75 - 5%, and retail warehouses: 6 -6.5%. 

Source BNP Pansas,CBR 
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Number of Building Permits  

France - Residential Market 
Average Rents of Existing Apartments  Sales Prices of New Units 
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Summary 
The supply ot new housing available at the end of the thircl guarter 2011 resulted in an approx. 14% increase to approx. 72,000 
units (of which approx. 63,000 were aparlments). After a slight recovery in 2010, housing construdion grew again in 2011. 
However, according to the latest reports trom developers, construction is likely to contract in 2012, as fiscá housing subsidies are 
being reduced. 

Rents of existing apartments showed little rowth over the past years, and are at approx. €12.61 sqm on an all France average. 

In 2011, apartment block investment sales activity was particularly stiong despite a slight slow down towards the end of the year, 
amidst a poor economic climate and tougher conditions to obtain financing. The sharp price increases encouraged owners to sell 
during the veer in order to make substantial capital gains. 

After three years of growth, the average sales price of new apartments in France decreased slightly in the first half of 2012. The 
rise from 2010 to 2011 of approx. 4.2% is mainly related to the sleady pressureon land prices in regions of site scarcity and to the 
higher construction costs correlated to low-energy building standards. Although the high cost of development land is not the only 
reason for rising prices of new housing, it accounts lor a large part of the rise. Compared to an average of 15% in major regional 
cities, the value of the land can be up to 55% of the total consl ruction cost in Paris. 

Yields have stabil ized at low levels at around 3.75% as per Joh/ 2012 (similar lo 2011); a sharp rise in 2008 and decline in 2009 
were due to financial crisis' influences. 

100 	 Appendix Appendix G - Marker slides 
	

El ERNST &YOUNG 



Appendix G - Market Slides 

Europe 

, 

Germam; - Locations 

Hamburg 
°Bremen 

    

Berlin 

°Dresden 

 

°Hannover 

 

    

1  °Düsseldorf 
° Col te 

Aac berg Frankfurt 
Wiesbaden 

  

   

°Wimberg 

e() 	Stuttgart 

°Munich 

Gross Domestic Product 

T
ot

a l
 G

D
P i

n  
bn

€ 

3.000 - 

2.500 

2.000 - 

1.500 - 

1.000 - 

500 - 
W 

- 50.000 
- 45.000 
- 40.000 
- 35.000 
- 30,000 
- 25.000 
- 20.000 
- 15,000 
- 10.000 
- 5.000 
  0 

G
D

P 
pe

r  c
ap

ita
  in

  €
 

 

0 

   

    

2005200620072008200920102011 

Total GDP (left swile) 

—ut-- GDP per capita (right scale) 

°line: bcatistiwbes Bundesdn,  t 

Unemployment 

15% 

 

6 

 

   

-4 

5% - 

2005 2006 2007 2008 2009 2010 2011 2012* 

No. of unemployed (right scale) 
—a— Unemploymert rate (left scale) 

Unemploymert rate age <20 (lef t scale) 

U
ne

m
pl

oy
m

er
t  r

a  
le

  in
  %

 

10% - 

0% 

-2 

0 

N 
um

be
r  o

f u
ne

m
pl

oy
ed

 in
  m

ill
io

ns
  

Final Draft 

Germany- Macro Economic Overview 

PublicDebt and Annual Deficit 
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Summary 

Germany's economy bas outperformed the euro-zone, qrowing 
by 3% in both of the past two years, showing a steady recovery 
trom the economic crisis in 2009. In 2012, Germany's 
economy grew by 0.5% in the f irst quarter and by approx. 0.3% 
in thesecond quarter 

The public defidt was reduced to 1% in 2011, demonstrating 
Germany's willinqness to consolidate public debt. 

Although Germany's totá unemployment dropped to a two-
decade low in January this year, the unemployment rate rose 
to approx. 6.8% until June 2012. By this month, the 
unemployment rate of people aged 15 to 24 was approx. 7.9%, 
making Gerrnany's youth unemployment rate the lowest in the 
entire EU (22.6% average for the EU). 
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Germany- Office Market 
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Summary 

Due to economic slow-down caused by the debt crisis in the euro-zone, Germany experienced a decline in demand and letting 
turnover 

Sustained demand for space in Germany's sta main office markets ot Berlin, Düsseldorf, Frankfurt, Hamburg, Cologne and 
Munich, combined with low development completion levels in the first half of 2012 pushed the average vacancy rate down to 
9.3% in 01/02 2012, from 10.4 % in 01)02 2011. 

Although, in general, prime rents seem to maintain on a high stable level, Frankfurt seems to have a slightly positive outlook 
despite higher vacancy rates compared to other major cities. White Hamburg, Munich and Berlin seem have stabilized, DUssddorf 
faces increasing vacancydueto high production in the past two years. 

Yields have come down steadily since 2009 regardless of the location, demonstrating investors' intention to focus on prime 
2008 	2009 	2010 	2011 	 produds with low associated risk. In addition, a substantial levet of demand in office was due to investors seeking alternatives to 

Germany 
	 low interest asset classes, i.e. government bonds. 
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Germany- Retail Market 
New Retail Investment Volume 

 

Shopping Center Transactions 
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Summary 

In the first quarter of this year, total retail investment volume was approx. G 3,2bn or approx. 47 % lees than the volume in 01 
2011. Large shopping centers faced the biggest decrease in transaction volume and number 

Recent transactions indicated that t here Is institutional demand for quall ty retail assets. Hovvever, the number and size of deals is 
lens than before the start of the financial crisis. I nvestors seem to appreciate stable consumer demand and show confidence in the 
German market. 

Regardless of the city, prime rents havesteaclily increased since 2009, reaching a pech in 2012. However, lop rente in largecities 
such as Gologneand Hamburg are more than double compared to seconclary cities such as Aachen. 

Yields have reached a peak in 2009 and have c.omedown significantlysince Uien to a level 01 below 4.5% for top retail locations 
(yield compression). 

Duo to low unemployment rates, consumer spendinghas not been suf lering, resulting in relatively stable performance in the retail 
sector. 
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Germany- Residential Market 
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SourLes: E nuel Verhei, 

For decades, the German residential market has proved comparatively stable and shock resistant, resulting in high sales prices and 
low yields. 

German residential real estate market is robust drawing interest from domestic and international investors with demand often 
facing a limited supply; there is only a li mi ted number of large transactions and the average transaction size is smaller compared to 
p re-crisis. 

There are two factors which result in steadily increasing prices (decreasing yields): construction of new units remeins below 
(iemand, and due to insecurity relating to the future to the euro many investors are !ophing lor residentia assets as there is a luk 
favorablealternatives. 

Although the rent level varies g reatly from city to city (e.g. Berlin compared to Munich), rents have generally been increasing over 
the past years. 

Regardless of the City, gross rental yields have consistently cleclined si nce 2010. 
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Spain - Macro Economic Overview 
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Summary 

From 2010 to 2011 the economy grew by 07%. However, in 
the seconcl guarter of Ibis year, the economy contracted by 
0.4% compared to the first guarter, underlying that the bottorn 
of economic downswing seems to be reached. 
Facing its 2nd recession in 3 years, Span is struggling with an 
all time high uncrnployment rate of over 24%. The 
unemployment rale of under 25 year olds rose to over 
52%. 
Given the tact that a recovery of the construction and real 
estate sector would require a streng recovery of the overall 
economy, the outlook remains negative for the coming years. 
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Office Prime Rents in Madrid  

Spain - Office Market 

Office Prime Yields in Madrid  Office Vacancy Rates in Madrid 

CBD 	Rest of District Rest of City Outskirts 

2009 	.2010 	2011 	2012'  
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CBD 	Decentralised 

01802 

SoUrce• 11/1"Z 

Total Office Investment Volume 
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Spain 	•Madrid 
• 01 tiQ2 

Source: BNP Panter5 

-(21 & Ç 
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Summary 
As the European debt crisis had serious af fects on the Spanish banking sector causing a freeze of debt financing, the investment 
market dropped to en all time low and decisions on investments were widely suspended. SInce the gap between selfers' and 
purchasers expectations bas widened, it is difficult to complete deals. There have been several investment deals recorded for 
offices (e.g. Torre Picasso, lokt in 1/2012 for € 400m, showing a top price of approx. € 28.600m), however, these are not due to 
international investors wishing to hokt Spanish offices but rath er due to national investors securing unigue properties that rarely 
come to the merkel 

Prime rents have been slightly declining year-over-year and prime yidds have seen soms further upward pressure, especially lor 
secondary proporties. Vacancy rates in decen Lralized areas and the outskirts experienced similar developments as both have been 
consistent ly increasing since 2008 to approx. 22,8% and 17,4 % in 2012, respectively 

Most of the totél investment volume of 2012 is contribu led to the office sector, followed by retail. The trend in 2011, showing a 
substantie' investment volume in non-traditional sectors, has not continued. The investment in off ice space in most of Spain and 
Madrid fluctuated within the last years with a drop from 2010 to 2011. During the second guarter of 2012, approx. 83 
transactions were recorded, 14 Iers than the same period of the previous year Transact ions this veer were focused on sm all space 
units whileapprox. 60 %of deals were related to offices of less I han 500 sgm. 

Source,. Jonel Lune LaSalle CBRE DT1.Cu5l,Iwr, S WalteNelu, BNP PhrIlk». • 
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Spain - Retail Market 
Shopping Center Transactions & Main Investmeht. Deaf$ 
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Development of Prime Rents and Yields 
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Summary 
After a steady downward trend of new shopping center investments between 2006 and 2010, the shopping center investment 
volume in 2011 slabilized at only approx. VI85m. Approx. '70% of the 2011 volume was due to the Marineda City, representing the 
largest shopping and leisure center in Spain and third largest in Europe(one of the threelargest projects in Europe in 2011). 
The following two shopping centers, scheduled to be completed at the end of this year are contributing to a growing investment 
volume in 2012: 

'Puerto Venecia' in Zaragoza is (with approx. 206.000 sgm GLA) the biggest shopping and leisure center in Europe. lts 
total investment volumearnounts to approx. C 1bn (approx. 5.000 €/sqm cost of development.). 
'As Cancelas' in Santiago de Compostela with approx. 50.000 sgm (GLA) and a total investment volume of approx. 
C 130m (approx. 2.600 e/sgm cost of development). 

Alt hough neither new projects nor major investment transactions have been reported recently, earl ier transact ion volume this year 
shows that the shopping center investment volume is recovering trom as lowest levels. 

The current economic climate is creating an ongoing gap between prime and secondary locations, both, with regards to yields and 
in particular rents. Secondary locations continue to struggle with vacancy increasing and rents are coming under downward 
pressure du e to the large nu mber of availableunits. 

Spai n's prime shopping center rents (covert ng a range of 58 90 C/sqm) are below highstreet shop rents in Zaragoza with approx. 
100 E/sgm, since Zaragoza is the lastest growing city in Spain and expecte(' to become Spain's 3"' or 4th most important city.  
However, shopping center rents in secondary locations in Zaragoza are way below these figuren. 

Sol.rces:Savills. Jones are JSane, Lusr man & Wakeheirl 
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Number of Building Permits - Apartments 

Spain - Residential Market 

Sales Prices of New Units  '  Average Rents ot New Units 

2005 2006 2907 • 2008 • 2009 2010 2011 

Madnd 	— Barcelona 

"Iroclude ij TO 190b0 u Ses, Ren tel oteuUnenl,. Single- ramde/ H o uSeb 	:_oodo 	I WI; 

Soune: Feri 

R
en

ta
l y

ie
ld

s  i
n  

%
 

Rental Yields of New Units' 

2005 2006 2007 2008 2009 2010 2011 

Madrid —a— Barcelona 

'loc Pectine Townhtcuses. Ree tal klad ments. Sloore-Familly Houses 200 Conoomin eens 

SoUrce: 

Som mary 

As the European debt crisis had serious af fects on the Spanish banking sector causing a freeze of debt f inancing, the investrnent 
market dropped to an all time low and decisions en investments neem to be widely suspended. 

Surprisingly, neither sales prices of new rental buildings nor average rente of new buildings decreased dramatically which is mainly 
due to the fact that Spanish banks would not allow sales below mortgagevalues and release borrowers from theirremaining debt. 

The secondary home market bas been dominated by foreign investors bef ore the crisis; th is demand has virtually come down to 
zero, causing a stop of building activities all over the Spanish coast, In addition, there is a lot of oversupply In the secondary 
market caused by owners trying to sel I their properties. 

The market for first resident apartments and houses bas dropped significantly, since domestic purchasers expected decreing 
prices in the futureand obtaining financing has becomemoredif ficult. 
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Denmark - Macro Economic Overview 
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H1 2011 showed signs that the Danish economy was on the 
way to fuif recovery, bul the debt crisis has slowed the 
recovery. As Denmark is dependent on its exports and the 
crisis has reduced demand throughout Europe, Danish exports 
have decreased resulting in GPD growth remaining low. 

After the GDP contraction in 2009, Denmark made a modest 
recovery in 2010 with reel GDP growth of 1.3 %, in part 
because of increased government spending. However, the 
country experienced a technical recession in 2010/2011. 

Denmark maintained a healthy budget surplus for many years 
up to 2008 when a budget deficit was experienced in 2009. 
Nonethefess, Denmark's fiscal position remains among the 
strongest in the euro-zone. 

Unernployment remained at low levels bul hes risen sharply 
with the recession being approx. two-thirds of the average 
euro-zoneunemployment rate. 
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Denmark - Office Market 

Office Yields in Copenhagen 
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Summary 

The slow down of the Danish economy has had a negative impact on the Copenhagen office market. Although the office market 
continues to be under pressu re, over the last 12 months it has shown a continuing improvement in terms of activity. The demand 
for office space has not come to a complete standstill, with domestic occupiers being the main driver of growth and looking for the 
limitect primeCBD space. In secondary locations, the public sector has been the major driver of growth in the past 12 months. 
Both, prime and secondary rents, remain largely stable. However, in order to aftrad new tenants, rent-tree periods and incentives 
were seen more often, thus reducing effectIve rents. In Orestad, prime and secondary rents stond at approx. 15 C/ sqm and 
approx. 10 C/ sqm respectively at the end of 2011. 

As institutional and foreign investor's demand for prime offices rernans heallfiy, sof tening in prime yields has not been seen. In 
Orestad, prime yields were at approx. 5 .5 %, secondary yields at approx. 5.25 % - 8.50 % at the end of 2011. 

The vacancy rate In Copenhagen rose to approx. 9.5% in the seconcf quarter of 2012 which was mainly due to completion of new 
of f ice space. 

Transaction activity has slowed down since inves LOIS appear critical about the outlook for the European economy. As a result, the 
number of transactions recorded in H2 2011 was lower 'han duiing H1 2011. However, construction activity, which has been 
down for a while, is expected to increase in 2012 when a number of projects are initiated. 

urra: Jones .aea LaSalle, DIZ, .BRE 
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Shopping Center Yields in Copenhagen  

Denmark - Retail Market 

Total Retail lnvestment Volume  Investment Deals in Copenhagen 2011 
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Summary 

Due to failures from the banking sector and current global events causing further uncertainties to the investment market, caution 
dominates demand for retail properties. Sustainable recovery in the retail sector is likdy to be closely linked to recovery of the 
general economy and af ter a weak start in 2011, retail investment volume hes shown indication that the market starts to recover 

In Denmark. the large shopping centers are owned mainly by two owners, viz. DADES and Danica, holding 14 and 16 shopping 
centers, respeclively. Doe to this market concentration. only a limited number of shopping centers are offered for sale. However, 
the low transaction activity is due to a gap between sdler/ buyer price expectations in this segment. Notabl e t ransacti ons indude 
the sale of the ILLUM department store in the CBD (approx. t 22bn acn uisition) as well as three Magasin department stores outside 
of Copenhagen, which traded in 2011 and at the end of 2010. 

The increasing rental supply, which soared in the early days of the financial crisis on local main shopping streets, bas since shrunk. 
On the high streets, the dem and for retail rental p roperties is strong and sufficient to keep !be vacancy down. D uring recent years, 
shopping centers have been strongly positioned and are gaining market shares. 

Regardless of the location, shopping center yields in Copenhagen have increased in recent years. However, vvith prime yields 
leveling out at around 5% for the last four years, secondary yields have seen a constant up-swing. Witli regional and local prime 
yields being almost similar, local secondary yields arepermanentlyapprox. 1% higher than regional secondary yields. 
Retail vacancy in greater Copenhagen lias constantly been growinq from approx. 1% in 2006 to approx. 4% in 2011. 

ree Sadolln 8 Afbek. DU 
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Rental Yields in Copenhagen 
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Building Permits - Apartments  

Denmark - Residential Market 

Average Sales Prices of Apartments  I .Average Rents of New Units 2012 
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Summary 

Overall, the Danish residentlal property market is characterized by low vacancy rates, strong residential market liquidity as well as 
slrong nationwide preference tor ownership housing, accounting lor more than 50 % of the residential market. Nevertheless. the 
decline in resident iá prices caused by the crisis in 2008 pushed residents to rental properties. This postponed the usual first entry 
to the ownership market as it was uncertán how long prices would continue to dechne. Due to this and increasing unemployment 
figures, many of the newly completed ownership pmjects were converted into rental properties which were fully let at attractive 
rent levels. 

After a tong consumption-driven up-swing, Denmark's economy begon to slow in 2007 with the end of a housing boom. Apartment 
prices declined in 2008-09, bul have sinceshown improvement 

With current population forecasts lor the Oty of Copenhagen forecasting en increase of approx. 100,000 residents over the nest 15 
years, en increase in residentie! clemand is predicted. Although the number of construction starts is believed to have bottomed out, 
construction activity is still week and needs to piek up in order tot supply to meet the increase in demand. This, in turn, results in 
supply and demand imbalances. which will drive up prices. These imbalances are evident in Copenhagen as no vacancies in the 
residential market are seen. 

The investors' interest turned towards prime proporties with attractive locations, primarily including areas such as the city center. 
These propertjes have traded at attractiveprices, whereas properties that fall outsidethis area are met with rising yield demands. 

Source: Sadolin & Albeik 
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The Netherlands - Macro Economic Overview 
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Summary 

According to the OECD, private consumption will remain 
clepressed given sluggish growth in real incomes, 
reflecting higher unemployment and only modest real 

5 g 	wage increases, as well as ptanned pension cuts and a 

400 "8 2 	 depressed housing market. A further drag on growth 
comes from the plannecl fiscal consolidabon. Overall, 

200 § 	 growth is set to remain sluggish throughout 2012-13, 
and unemployment will rise further .  

CPB reports that in 2013 the Dutch economy is 
expected to grow at a modest growth rate of 0.75% of 
GDP after a decrease of 05% in 2012. For the 2013- 
2017 period, the Central Planning Bureau (CPB) ex pects 
a slight recovery, with average growth of 1.5% per year ,  

Under the current forecast, GDP vol urre is not expected 
to reach 2008 levels until 2014, 

&wc,- •a ,  OrganizaPan for ECOrtOrffiC Cooperation and Developmenr 
OECD Mai 2012; MiCentral Biliedll of Statistics (CBS) June 

wel rc ce0t4",a Planning Bureau<CPID 
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The Netherlands - Office Market 
Office Prime Rents for Major Cities  Development Office Prime Net Yields  Office Vacancy Rates 

SourLes: Jones Lang LaSnee, DTZ 

Total Office Transaction Volume 
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Summary 

The gap between prime, secondary and tertiary office property performance is wideninq and this trend will persist. The demand 
for office space is focused en the most attractive, multifunctional and accessible (i.e. prime) locations. Consequently, vacancy 
rates in secondary and tertiary office locations are driving a larger portion of the overall current office vacancy rate and this is 
expected to increase in the coming years. Typical vacancy rates at single tenant office locations exceed often the national 
vacancy average of 14%. Vacancy rates at these locations typically reach or exceed 20%. 

Rental rates are experiencing a similar pattern as vacancy rates, which are still masked by substantial incentives. In prime 
subrnarkets with declining vacancy, however, incentives are gradually reducing. General market rents have continued to decline, 
however due to low price elasticity in the least attractive areas, it is unlikely that reduced asking rents wil I trigger demand. 

Prime office yields (currently at 5.6% net) have seen a slight increase at the start of the year, but have reinamed stable since. 
Secondary yields continue to widen out. It is expected that the yield gap between favorable and less marketable offices will grow 
further in the nest months. Prime yields should hokt firm in the major cities while yields in other areas are expected to increase. 

2012 	 As banks increasingly take control of real estate assets, ma-e liguidations of German open-ended funds occur, and real estate 
company bankruptcy (Mins occur more frequently, these events will likely leed to more 'lire sale' transactions. Nonetheless, 
these transactions will provide more clarity about pricing of vacant and obsolete office proporties. d is expected that foreign 
private equity firms will make more acquisitions in this opportunistic market segrrenl Several Dutch institutional 1 unds are also 
star ting to reappear i n the investment market, showinq renewed interest in attractive medium sized offices. 
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The Netherlands - Retail Market 
Retail Prime Rents  Development of Prime Yields  Consumer Confidence and Spending 
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Data regarding leasing activity in the first half of 2012 indicates that the expansion of international and national retail chains is 
st ill continuing. It is expected that large retail chains will continue to reinforce their presence in Dutch shopping streets at Class 
A locations in the coming months. 

Prime rents have held up due to persistent demand for first-class retail units. Prime rents will I ikely remain stable in the coming 
months as welk H owever, prime rent may increase slightly in the top 10 Dutch shopping (dies, Rents for retail warehousing units 
at home furnishing strips are under a strong downward pressure. Current prime retail park rents in the Amsterdam region are at 
£135 /som/ year. 

Prime initi al yields for retail units remained unchanged in 2011 and in the first half of 2012. The prime India] yields for shopping 
centers showed a slight increase of 10 basis points during this period. Initial yields for retail warehouses also increased by an 
average of 10 basis points over this period. 

In the first half of 2012, approximately €266 million was invested in retail assets. This volume is below the levels seen in the 
same period of previous years and is around 64% below the five-year average. Shopping centers and retail units experienced the 
greatest investment at €121 millIon and €116 million respectively. Approximately €11.4 million was invested in the retail 
warehousing segment during the first half of 2012. 

2007 	2008 	2009 	2010 	2011 01-2 
2012 
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The Netherlands - Residential Market 

Gross Yields  Sales Prices Vacant Properties  Average Rents 

Rent developmentliberalized propertjes (not social 
housing) 

Source D1Z 

Residential Investment Volume  

Source: r. f35 

Summary 
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Investments in rental dwellings continues to be robust. The growth of the nurnber of households, the aging population, and the 
competitive nature of the rental sector are contributing factors to the in this segment. The government is facing important 
decisions regarding the reform of the rental and private housing markets. These decisions will likely have an impact on future 
investment activity. 

Continuing uncertainty and stagnant h-ansaction levels in the owner-occupied housincj market are having an adverse effect en 
the price of rental dwellings available to investors. Net  initial yields for properties both within and outside of the Randstad area 
have increased dur ing the first quarter of 2012. Only the net initial yields for single-family houses in the best locations declined 
to 3.60% (4.5% gr oss). 

According to the Dutch real estate registration office (Kadaster), sales prices of vacant properties declined between 2008 and 
02 2012 by 14%. 
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2012 
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The Netherlands - Industrial Market 
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The industrial property sector is dominated by properties with standardized features, including clistribution warehouses and light 
industrial multi-tenant units. The Dutch logistics market in particular is one of the most active and estabrished in Europe, 
reflecting the well-developed and high-quality transport infrastructure. 

Vacancy rates In the logistic space in the 'minport' ereas declined, while other regions showed a slight increase in supply. The 
current logistics vacancy rato is less than 7.2%, mostly related to outdated properties. 

Prime rents have remained stable. Initially, rents of modern vacant properties (par ticularly dstribution centers) declined in 
locations that have a large supply of modern / speculativedeveloped properties. 

Investcrs are primarily focused on prime logistics proporties (streng hub, modern space, long-term lease), however, investment 
opportunities in this segment are scarce. After six months of limited investment activity, several transaction are expected to 
close in the second half of this year. The prime yield has dropped by 20 basis points, The yiel d gap between prime and secondary 
proporties is still widening. 2006 2007 
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Luxembourg - Macro Economic Overview 

Total GDP (left scale) 
--a— GDP per capita (right scale) 

Source. Datosrnacro 

Unemployment  Summary 

Following strong expansion from 2002 to 2007, Luxernbourg's 
economy contracted by approx. 3.6% in 2009, b ut rebounded in 
2010-11. The country continues to enjoy a high standard of 
living with GDP per capita beting the highest in the euro-zone. 

Despite the tact that the public debt to GDP ratio has more than 
doublecl since 2007, with an ratio of approx. 18 % in 2011, 
Luxembourg remains among the lowest of the euro-zone, 
having an average ratio of approx. 87%. 

Government support for the banking sector led to approx. 1% 
government budget deficit in 2010. Nevertheless, the deficit 
was cut to approx. 0,6 % in 2011. 

Although the unemployment rate remains low at approx, 5%, 
the number of unernployed has increased over the last couple of 
years, caused by the globai economic crisis. Moreover, youth 
unemployment has increased recently to 20%, however below 
the EU average in July 2012 of 22.6%. 

,unicle BNP Panba, 

LuxembOrg - Loc‘ations 

Wiltz 
Ettelbr 

Luxembourg 
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118 
	

Appendix Appendix G - Market slides 
	

EI ERNST &YOIJNG 



1 R
en

ts
  o

ff
ic

e  
E/

 s
qm

  

so 

ao 

30 

20 

10 

0 

2005 2006 .2007 .2008 2009 2010 2011 .2012' 

V
ac

an
cy

  ra
te

  in
  %

  

8% 
7% 

6% 
5% 

4% 
3% 

2% 
1% 
0% 

Final Draft 
Appendix G - Market Slides 

Y
ie

ld
s  

of
fi

ce
  in

  c%
 

Office Rents in Luxembourg 
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Summary 

Luxembourg's office market was characterized by a low level of completions, as office space under construction bas been 
decreasing since theoutbreak of the financial crisis. This is mainly dun to a financial sector that is characterized by consolidation, 
which, in turn, results in a noticeable drop of demand in prime of flce space. In 2012, office space delivered is expected to be just 
half of the average level of the past ten years U25,000 sqm) and the share of speculativeprojects in the pipeline remains low. 

Due to decreasing vacancy rates, the pressure on rents reduces gradually. This relates more to the central locations where 
vacancy levels are already low. The vacancy rate in peripheral locations is much higher and the owners are still willing to wake 
at lractive of fers to potential occupants. The decreasing vacancy rates are additionally pushed down by limited completions. 

Prime rents were unchanged at €40/ sqm/ month, up approx, 5% compared to last year. In addition, a number of leases were 
recently signed involving smaller spaces at rente around €45/sqm/month. 
Contrary to the globe' trend in Western European markets. where office take-up has been on a downwarcl trend since the second 
half of 2011, transactions in Luxembourg remained resilient no far In the first half of 2012 an investment volume of around 
E30m was achieved. A growing interest for the Luxembourg market arises f rom different types of investors. The lack of 
investm ent products that paralyzed the investment merkel in Luxembourg seems to have cometo en end. 

Sources: Jones Lang LaSalle, cene.cusintb,,n & Wakehole. BNP Parihre, 
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Luxembourg- Retail Market 

New Retail Investment Volume Shopping Center Transactions & Main Investment Deals 

160 - Year Buyer/ Developer Vendor Project Location Price(mC) GLA (sqm) E/sqm 
g 140 

> 120 - 2011 Lux Pri vat Investor Lux Family Tara Jarmon CBD 4€ 315 11.4291 
"E 100 2011 Private Investor 'Lux Family Magasin "Klips" Station 2€I 250 6.000' 

17; 80 2011 NC NC ImmeubleVictory Station 1€ 365 3.699' 
60 2010 Lux Investor Metro Group Bat iself Foetz Foetz 8€ 9.794 817' 
40 - 2010 Dutch Investor Unknown Land Sale Other Periphery 6€ 20.000 300 

cc 20 - '2010 Lux Investor Breevast L'Atrium CBD 20€ 2.315 8.423' 
2010 Occupier Owner Lux Owner Restaurant Pure CBD 2€ 200 8.0001 0 

2005 2006 2007 2008 2009 2010 2011 2012* 2010 Pylos Lux. Owner 36 Gare Station 5€ 800 5.625, 

Averag e 5.5371 

Se urces: seviru Consultany InternellOno, entIsn tand, Cushman & Wakefleld. ,fones ,ano laSme 

Summary 

Retail investment volume fluctuated noticeably over the last years with its peak in 2007. After a significant downwards trend 
f rom 2007 to 2009, retail investment volume recovered in 2010 and declined in 2011 again. However, at the end of the second 
quarter of 2012, the retail investment volume was almost double the volume in 2011. 
Regardless of the location, retail rents have experienced a steady increase frorn approx. €100/ sqm in 2005 to approx. €112/ 
sqm in 2011 (prime locations) and f rom approx.€191sqm to €22/ sqm (secondary I ocations), respectively. 

Contrary to this trend, both, yields in prime and secondary locations remained steady over the past years. 

Luxembourg City is the economic centre of the 'Grande Région' and attracts significant numbers of commuters trom France, 
Gerinany and Belgium. Moreover, the city hosts twice its residents' population during the day, highlighting the unique potential 
for retail development. 

SU Laca: SaVills, Jones  t  anti LaSalle cusninan S waketieid 
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Luxembourg - Residential Market 
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Summary 

Investors for residential properties in Luxembourg's have had a good year. The average price per square meter of apartments in 
Luxembourg increased by about 13% in the last year. 

Apartment rents have remained at the same levels as last year. so  there fles been some decline in rental yields which have afready 
been at a low level compared to other countries. 

Most mortgage loens in Luxembourg are at variable rates, making the housing market sensitive to interest rate changes. 

House prices In Luxembourg have been risinq since the second half of 2009, after almost two years of declining house prices. 
with currently low interest rates boosting demand. 

Luxembourg apartment prices have increased In the 4th quarter of 2011 up approx. 6.5% year over year. White prices have 
remained fairly stable over the first three quarters of 2012, they rose by approx. 5% between the third and fourth quarter of 
2011. Both, old apartments and new apartments. ware substantiallymoreexpensive at the end of the year. 

Rental yields of condominiums, fluctuating for the (ast live years, show a different trend to new rental apartment yields which 
decreasecl between 2007 and 2009 beforethey stabilized at approx. 4.7%. 

Source. ren Report, 	 Sours'el.: PutriIa enteebilien 	ulobeltXoeertygulde 
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