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The global economy has stepped up a gear
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The US slowdown continues

Recent economic data looks weak ) US Business confidence

— Services

Housing market downturn has legs 70

— Manufacturing

o EXcess supply
* OQOver-lending (including sub-prime)
But some reasons for optimism

* Rising employment and incomes

* Healthy corporate profit levels

o Stock markets holding up
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e Room for interest rate cuts in 2008
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Asia seems an attractive prospect

The world’s fastest growing region - Current account balances (US$bn)
« driven by China and India aeen
200 — China

« Japanese recovery seems robust

- - - - 150 ]
Rising incomes and consumerism
More resistant to external shocks 1007
e strong intra-regional trade flows 50 -
* healthy current account balances
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But potential for asset price bubbles
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Latin America improves but remains vulnerable

Benefited from surging world trade

e Asia demand for non-oil commodities

« US demand for manufactures

 Recovering EU has opened doors

Improving economic fundamentals but
* Reliant on international finance
o Strongly linked to fortunes of US

Would suffer should US economy derail

PricewaterhouseCoopers LLP
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Europe regains its confidence

The Euroland economy is improving
e Falling unemployment rates
 Upbeat confidence levels

* Interest rates still low

e Solid stock market gains

Growth improving but constrained

e Further interest rate rises

e Strengthening of the Euro

Likely to slow moderately in 2007/08
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Global real estate drivers

e Confidence

- Economic growth, rising stock markets and healthy corporate profits
o Liquidity
- Low global interest rates, low volatility and high commodity prices

e Diversification

- Search for asset and geographical diversification

e Current concerns about liquidity “Credit crunch”

7 November 2007
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Reflecting on three important themes

Significant rise of cross border and global capital flows

Expanding universe of property investments and definitions

New performance and analytical issues
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Why significant rise of cross-border and global capital flows?
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Property performance
e Superior returns in current cycle

Acceptance as asset class
 |ncrease allocations
e Attention of (new) investors

Darwinian evolution in capital markets
* Public and private

- Quadrant migrations and
growth

* Rise of global funds (of funds)

May 2007
Slide 12



Recognize emergence of global funds and private equity flows

Tracking interregional $201 billion of capital flows in 2006

Global
funds the
‘big’ story

B Asic-pacific H Europe I Americas " Middie East B Giobal Source of Funds

Source: Jomes Lang Lasalle, Property Data (UK); KTI Finland; Real Cagital Analytice {USA)
Mote: Direction of arrows indicate flow of cagital (e.g. Americas investors made purchases i Europs amounting to US$17.8bn, and USH11.2bn of sales.
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In U.S., global sources increasing, European outflows

U.S. interregional inflows and outflows
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Source: Jones Lang LaSalle, PricewaterhouseCoopers
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Global sources also significant in Europe

Europe interregional inflows and outflows
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Asia Pacific in early development stage, self-sustaining

Asia Pacific interregional inflows and outflows
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Growth requires property, but tempered by risks
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Expanding universe of real estate opportunities

What defines property? Growth in opportunities
« Core today, core tomorrow? e Investment vehicles
- Infrastructure, toll ways, pubs, - Fund of funds, derivatives

and other new ‘property’ types Public and private markets
- REIT structures

- Alliances and joint ventures

May 2007
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One growth area - public real estate equity markets
Any attempts to predict values in five years?
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Are there spillovers between regions and over time?

Are capital markets undersupplied or oversupplied?
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Segmentation of national, pan-European and global investors

Difficult to invest in Central Europe

...some attention points, such

as general state of the ...few investment
economy, yield compression opportunities in
(due to high inflow of capital), Western Europe

need of occupier recovery

Pan-European growth The business is now
IS an ambition for the national and will become
future pan European

...Structure of the
company is not
changing, but the
activities do change

Source: ET Europe 2007 interviews
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Our business is not growing...our
structure is changing; we're going more
into the Pan-European business
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Correlation of global growth with increasing questions and issues

Challenge with investment strategies
« Diversification and allocations
- Where’s the research?
o Countries, regions and urban cities
- Where to invest, how to invest?
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Performance analysis
e Returns and valuations
- Consistent standards and methods?

S

May 2007
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Yes, property has arrived!

What can we expect?

More funds, more investment
opportunities, more mergers,
movements from private to
public and public to private,
new investors, new managers,
new geographies.
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