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Contract No.: 3411/2012
Mr. Orly Paran

CEE Hotel Holdings B.V
Narvitaweg 165
Telestone 8

Amsterdam, 1043BW
The Netherlands

January 31, 2012
Subject: Valuation of Le Meridien Hotel Budapest, Hungary
Dear Sir:

We have completed the appraisal of the real estate property identified to us as the Le Meridien
Hotel Budapest, Hungary, and submit our findings in this report.

The appraisal was made to express an opinion, as of December 31, 2011, of the fair market
value in the subject property appraised on the premise of open market sale and orderly
liquidation. We understand that our opinion of value is to serve as basis for reporting purposes
for the Israel Securities Exchange and for the financial statements of the company, as of
December 31, 2011, which will be publically published.

Fair market value is defined as the estimated amount at which the property might be expected
to exchange between a willing buyer and a willing seller, neither being under compulsion, each
having reasonable knowledge of all relevant facts, with equity to both.

When fair market value is established on the premise of orderly liquidation, orderly liquidation
value is defined as the estimated gross amount a property should realize if sold piecemeal on
a negotiated basis, given a reasonable amount of time to find a purchaser. The property would

be offered for sale in an "as-is, where-is" condition and location.

Our appraisal report consists of:

This letter identifying the property appraised, summarizing the nature and extent of our
investigation, and presenting the conclusions reached
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Assumptions and Limiting Conditions
A narrative report, setting forth the purpose and scope of the appraisal, a description of

the property, a presentation of the valuation techniques employed, and the conclusions
of value

Exhibits including:

. Discounted Cash Flow and Valuation Model
. Land Register Paper

. Le Meridien Management Letter

. Certificate of Appraiser

Before arriving at our opinions of value, we personally inspected the designated property and
considered:

Location, size, and land values in Budapest’'s premier hotel district.
Condition of Hotel and its facilities including both Hotel and retail units
Development and infrastructure projects in city center District V
Branding and operating management agreement with Le Meridien

Net income expectation of the Hotel subject to the current hotel operator and
capitalization of that income into an indication of value

We have completed the appraisal taking into consideration data provided by the operator and
owner of the property, information compiled on location, and hotel market indicators in
Hungary. The value of the 5-star hotel was estimated by application of the income approach
based on operating income, expense data and EBITDA results.

We have been provided with some evidence of hotel market transactions in the recent past,
including the sale of the Four Seasons in 2011. However, there has been a lack of other
significant hotel sales in Budapest of similar quality in the past few years. Thus, we have not
taken into consideration the market approach to value the hotel, because it would have
resulted in an unreliable indication of value due to an illiquid transaction market, namely
because of a lack of market comparables of premium category hotels in Hungary and the
wider Central and Eastern European region.
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We have also excluded from consideration the cost approach because the hotel is operating in
a market environment, the original cost data of the investment were not available and only an

approximate estimate can be made of the costs of the development.

Based on the investigation of the premises outlined in the report, it is our opinion that, as of
December 31, 2011, the Fair Market Value of the 5-star Le Meridien Hotel Budapest
appraised under the premise of an open market sale is reasonably represented by the
amount of FIFTY FIVE MILLION EUROS (EUR 55,000,000). Further, it is our opinion that, as
of the same date, the designated property's Fair Market Value on the premise of an Orderly
Liquidation is reasonably represented by the amount of FORTY ONE MILLION FIVE
HUNDRED THOUSAND EUROS (EUR 41,500,000).

The values are excluding VAT, if applicable.

This appraisal summary letter constitutes part of the narrative report. We have not investigated
the title to or any liabilities against the properties appraised and no responsibility is assumed
for these matters.

Respectfully submitted,

AMERICAN APPRAISAL HUNGARY CO. LTD.

Agoston Jakab
Managing Director

Investigation and Report
By: Agoston Jakab MRICS
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ASSUMPTIONS AND LIMITING CONDITIONS

This service was performed with the following general assumptions and limiting conditions:

1. To the best of our knowledge, all data, including historical financial data, if any, relied
upon in reaching opinions and conclusions or set forth in this report are true and
accurate. Although gathered from sources that we believe are reliable, no guarantee is
made nor liability assumed for the truth or accuracy of any data, opinions, or estimates
furnished by others that have been used in this analysis.

2. No responsibility is assumed for matters legal in nature. No investigation has been
made of the title to or any liabilities against the property appraised. We have assumed
that the owner’s claim is valid, the property rights are good and marketable, and there
are no encumbrances that cannot be cleared through normal processes, unless
otherwise stated in the report.

3. The value or values presented in this report are based upon the premises outlined
herein.

4. The date of value to which the conclusions and opinions expressed apply is set forth in
the report. The value opinion presented therein is based on the status of the economy
and on the purchasing power of the currency stated in the report as of the date of
value.

5. This report has been made only for the use or uses stated, and it is neither intended
nor valid for any other use.

6. Possession of this report or any copy thereof does not carry with it the right of
publication. No portion of this report (especially any conclusion, the identity of any
individuals signing or associated with this report or the firms with which they are
connected, or any reference to the professional associations or organizations with
which they are affiliated or the designations awarded by those organizations) shall be
disseminated to third parties through prospectus, advertising, public relations, news, or
any other means of communication without the written consent and approval of
American Appraisal.

7. Areas, dimensions, and descriptions of property, if any, used in this analysis have not
been verified, unless stated to the contrary in the report. Any areas, dimensions, and
descriptions of property included in the report are provided for identification purposes
only, and no one should use this information in a conveyance or other legal document.
Plats, if any, presented in the report are intended only as aids in visualizing the
property and its environment. Although the material was prepared using the best
available data, it should not be considered as a survey or scaled for size.

Valuation / Transaction Consulting / Real Estate Advisory / Fixed Asset Management
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Unless stated to the contrary in the report, no environmental impact study has been
ordered or made. Full compliance with all applicable laws and governmental
regulations is assumed unless otherwise stated, defined, and considered in the report.
We have also assumed responsible ownership and that all required licenses, consents,
or other legislative or administrative authority from any applicable government or
private entity organization either have been or can be obtained or renewed for any use
that is relevant to this analysis. Nonetheless, a defect that requires further inspection
will be indicated in the report.

The value estimate contained within the report specifically excludes the impact of
substances such as asbestos, urea-formaldehyde foam insulation, other chemicals,
toxic wastes, or other potentially hazardous materials or of structural damage or
environmental contamination resulting from earthquakes or other causes, unless stated
to the contrary in the report. It is recommended that the reader of the report consult a
qualified structural engineer and/or industrial hygienist for the evaluation of possible
structural or environmental defects, the existence of which could have a material
impact on value.

If we made a physical inspection of the property, the inspection was made by
individuals generally familiar with real estate and building construction. However, we
do not opine on, nor are we responsible for, the structural integrity of the property
including its conformity to specific governmental code requirements, such as fire,
building and safety, earthquake, and occupancy, or any physical defects that were not
readily apparent to the appraisers during their inspection. Nonetheless, the report will
state all the known defects that require further inspection.

It is assumed that all applicable zoning and use regulations and restrictions have been
complied with unless non-conformity has been stated, defined, and considered in the
report. Further, it is assumed that the utilization of the land and improvements is within
the boundaries of the property described and that no encroachment or trespass exists
unless noted in the report.

No soil analysis or geological studies were ordered or made in conjunction with the
report, nor were any water, oil, gas, or other subsurface mineral and use rights or
conditions investigated, unless stated to the contrary in the report.

No responsibility is assumed for changes in values occurring often in extraordinary
economic situations resulting from economic processes that cannot be detected or
foreseen during the appraisal process and may have impact on the value of the real
estate property.

Valuation / Transaction Consulting / Real Estate Advisory / Fixed Asset Management
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SUMMARY OF PERTINENT FACTS AND CONCLUSIONS

APPRAISAL 31 December, 2011
DATE:
LOCATION: The Property is located at Erzsébet Tér 9-10,

Budapest, within the city-center area with
convenient accessibility to the major tourist
sites and commercial part of Budapest.

DESCRIPTION: The Property consists of 218-guest rooms of
a 5-star hotel rating. Some of the main
features of the hotel includes:

* 3 food and beverage outlets;

* 1 ballroom and 6 meeting rooms;

e Spa & indoor swimming pool; and

* 6 retail units with plans to increase to 435
s.gm. and 7 units from second quarter
2012.

The Hotel opened in October 2000 and has a

total floor area of c. 16,836 square meters.

TENURE: We understand that the Property is held freehold.

We have been provided with a copy of the cadastral extract and
understand that the Property is located on one plot comprising 2,084
square meters. The land plot is registered in the Land Registry in
Budapest District V. The current owner is Adria - Palace
Ingatlanhasznosito Kft.

TENANCIES: We understand Starwood operates the Hotel with a signed 15-year
management agreement under the Le Meridien Hotel brand. This
Agreement started from the opening of the Hotel in October 2000. An
amendment to the management agreement was made in 2005 to revise
the management fee structure to its current levels. We have been
provided with a copy of these documents.

Valuation / Transaction Consulting / Real Estate Advisory / Fixed Asset Management
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PURPOSE OF We have completed the appraisal to determine the fair market value of
VALUATION: the Property for reporting purposes for the Israel Securities Exchange

and for the financial statements of the company, as of December 31,
2011, which will be publically announced and published. We have taken
into consideration the following scenario:

Valuation of the Hotel with the benefit of the existing Management
Agreement with Starwood (Le Meridien Brand).

FAIR MARKET EURO 55,000,000
VALUE: (FIFTY FIVE MILLION EUROS)
(c.EUR 252,300 per room)

Our opinion of value is exclusive of VAT and is based upon the Scope of
Work and Valuation Assumptions attached. We point out that this is our
opinion of the value of the Property on the basis of market evidence as of
today’s date.

We confirm that the Net Market Value represents the Fair Value
according to International Financial Reporting Standards.

Based on our knowledge of land prices in the prime District V of
Budapest, we have apportioned a value ratio between land and building

as follows:
Land: 18,150,000
Building: 36,850,000
FAIR MARKET EURO 41,500,000
VALUE BASED (FORTY ONE MILLION FIVE HUNDRED THOUSAND EUROS)
ON THE PREMISE (c. EUR 190,370 per room)
OF ORDERLY . _ _ _
LIQUIDATION Our opinion of value is exclusive of VAT and is based upon the Scope of

Work and Valuation Assumptions attached. We point out that this is our
opinion of the value of the Property on the basis of market evidence as of
today’s date.

We confirm that the Net Market Value represents the Fair Value
according to International Financial Reporting Standards.

In the event the Property was to be closed down, which would have
negative impact on the value, the difference depending on the nature
and length of the closure and the steps required to re-open. In
accordance with the requirements of the Red Book, we provide within
our report details of the anticipated effect on Market Value that such a
closure would have, subject to certain assumptions, namely that the
hotel operations was not ongoing.

Valuation / Transaction Consulting / Real Estate Advisory / Fixed Asset Management
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DESCRIPTIVE INFORMATION

Introduction

The appraisal was made to express an opinion, as of 31 December 2011, of the fair market value
of the Le Meridien Hotel Budapest, Hungary, appraised on the premise of open market sale and
orderly liquidation. We understand that our opinion of value is to serve as basis for reporting
purposes for the Israel Securities Exchange and for the financial statements of the company, as
of 31 December 2011, which will be publically published.

Fair market value is defined as the estimated amount at which the property might be expected to
exchange between a willing buyer and a willing seller, neither being under compulsion, each
having reasonable knowledge of all relevant facts, with equity to both.

When fair market value is established on the premise of orderly liquidation, orderly liquidation
value is defined as the estimated gross amount a property should realize if sold piecemeal on a
negotiated basis, given a reasonable amount of time (6-9 months) to find a purchaser. The
property would be offered for sale in an "as-is, where-is" condition and location.

The following report sections include a brief overview of the Hungarian economy and the hotel
market, a description of the subject neighborhood and general area; description of the appraised

property; introduction and application of valuation procedures; conclusion; and exhibits.

Overview of the Hungarian Economy

During the third quarter of 2011, the growth prospects of the Hungarian economy have been
lowered compared to the previous forecasts. Among the major causes are the worsening
external conditions (the slowdown in global growth in both the US and the Eurozone and the
persistent difficulties of the European banking system) that restrain the export-led recovery of
Hungary’s open economy. In its updated issue of the Report on Inflation, published on
September 22, 2011, the Central Bank of Hungary substantially lowered the growth prospects

' This analysis is based partly on Section 1 titled “Inflation and Real Economic Outlook” of the Report on Inflation published
on September 22, 2011 by the Central Bank of Hungary. The forecasts reflect the information available as of September
13, 2011 but do not contain the effects of the government’s measures made public after this date, and having significant
impact on the 2012 year state budget, on the real economic outlook.
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of the real economy compared to its June forecast, with 1 percentage point to 1.6% year-on-
year in 2011, and with 1.2 percentage point to 1.5% in 2012. Growth continues to be driven by
net exports, and domestic demand may only effectively contribute to GDP growth later, in
2013. The output hence may fall short of its potential level until 2012, and could only return to
itin 2013 (2.5% yly at the end of 2013).

The consumer price index likely be anchored above the target of 3% until the end of 2012 due
the announced increase in excise taxes, but inflation may decrease rapidly afterwards as the
one-off effect of the increase in excise taxes wear off and the weak domestic demand holds,
driving the rate below the 3 percent target by the beginning of 2013. The central bank base
rate can stagnate in the short term due to turbulences of the financial markets and may be
reduced gradually over the medium run in line with the weak economic growth and the

induced disinflationary environment.

The weakening economic environment also draws a less favorable picture on the labor market
prospects. Since the beginning of 2011, only some more flexible forms have been able to
improve the private sector employment instead of the full-time fix form of employment.
Companies primarily fulfilled their new orders by utilizing their existing workforce more
intensely that came together with a relatively strong wage dynamics in the H1. However, the
loose labor market environment and the severely deteriorating growth prospects may together
lead to a substantial slowdown in private sector wages in the remaining part of the year.
Overall, owing to the measures adopted by the Government to stimulate labor supply on the
one hand, and the downgrading labor demand on the other, the rate of unemployment is
expected to stabilize at a high level: it is not forecasted to drop below 10% until the end of
2013 from above 11% currently. Notwithstanding, the Hungarian labor markets may undergo
in the meantime a favorable evolution too, as the activity rate is set to increase continuously:
from around the current 56% to close to 58% until the end of 2013. The employment may
gradually increase in parallel with a pick-up in economic growth, only anticipated from 2013.

The challenges facing the European banking system and the fiscal austerity measures aimed
at ensuring the sustainability of government debt will result in slower growth on Hungary's
major export markets, including the biggest European economies. The growth in developing
economies may partly offset the poor performance of their developed counterparts, but signs
of overheating, for example on the Chinese real estate market, exacerbate the downside
growth risks affecting also the developing countries. Due to the gradual activation of large-
scale investments initiated in the automotive industry, the net export dynamics may

Valuation / Transaction Consulting / Real Estate Advisory / Fixed Asset Management
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continuously contribute positively to Hungary‘s GDP growth in the coming quarters. On the
contrary, the continuously sluggish household consumption is expected to severely weigh on
the economy. Households’ cautiousness is fed by the increasing interest rates driven by the
turmoil in the financial markets, the restrained credit supply as well as the recent appreciation
of some major currencies that, through their net credit position, decreased considerably the
households’ disposable income. Even the expected positive effect of the disbursements to
members of the real returns on private pension fund in the H2 could be offset by the increased
uncertainty stemming from the deteriorating growth prospects and the more flexible labor

market conditions.

Investments in the private sector will likely lag behind to what have been forecasted
previously. The slowdown in production during the crisis resulted in substantial surplus
capacity, while utilization of capacities is only inching slowly towards pre-crisis levels, in
particular in the service sector. In the manufacturing which has been in a rather favorable
situation so far, the downturn is global economic outlooks may lead to the postponement of
corporate investments. Based on credit statistics, the conditions of bank lending have
tightened further in recent months, and thus over the short term the banking system is also not
supporting any pick-up in investment. Households’ investment may decline until the end of
2011, and from that bottom no quick growth is foreseen in the coming periods. The stagnation
of construction permits at historically low levels and the continuation of subdued home price
developments point to weak housing market activity that are strengthened by very tight lending

conditions.

Among the main GDP factors, the general government expenditure will be influenced the most
in the coming years by the continuous and deepening fiscal austerity measures. In 2011 the
cut of redundancies and wage freezes are announced already while further cuts in operating
costs and weak government investment activity in a long run are expected to be dominant in
2012.

Valuation / Transaction Consulting / Real Estate Advisory / Fixed Asset Management
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Hungary — Main Macroeconomic Indicators
(in % year-on-year)*

2007 2008 2009 2010 2011e 2012e
GDP 103.9 100.6 93.7 101.2 101.6 101.5
Household final consumption 101.5 99.3 93.3 97.9 100.4 100.6
Fixed capital formation 101.6 100.4 93.5 94.4 96.2 101.6
Export 115.8 104.2 87.8 114.1 109.4 108.5
Import 112.0 104.3 83.0 112.0 107.6 107.7
Rate of unemployment 7.4 78 10.0 11.2 10.1" 10.6"
(yearly average)
Gross nominal wages 108.0 107.5 100.5 101.4 102.1 102.3
Net real wages 95.2 100.7 97.6
Cu.rr.ent account balance 6.606 7504 +186 +2.017
(million euros)

in % of GDP -6.5 -7.1 +0.2 +2.0 +3.0 +4.2
Government budget balance
(billion HUFs) -1.308 -907 919
in % of GDP -5.0 -3.8 -4.0 -4.3 +1.9 -3.7

Consumer price index 108.0 106.1 104.2 104.9 103.9 103.9
(yearly average)
Central bank base rate 7.50 10.00 6.25 5.75 6.002
(%, year-end)
10-year zero-coupon yield 7.08 8.25 7.99 7.92 8.232

(%, year-end)
HUF/EUR exchange rate

251.31 251.25 280.58 275.41 292.15°
(yearly average)

*- if not noted otherwise, ' year-end, > Fact figures, September 22, 2011

Hotel Market Overview, Trends

We have outlined some of the main aspects of consideration when preparing this report
concerning including the hotel performance and hotel investment market in Budapest, which has
provided us guidance in developing our medium to long-term projections for the Le Meridien,
Budapest.

* Le Meridien’s ability to consistently derive a positive operating cash flow performance
since the opening in Year 2000. This fact provides hotel investors with increased
confidence compared to newly opened hotel and a general willingness to consider paying
above market price for a fully operating hotel with a track history.

Valuation / Transaction Consulting / Real Estate Advisory / Fixed Asset Management
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There is a belief within the hotel investment market that when key operating factors, such
as room occupancy and average room rate are compared to other major secondary
European hotel markets, such as Vienna, Barcelona, Prague and others, that Budapest
performance indicators are below anticipated rates for the perceived quality and status of
the city. In turn, this provides potential upside for the city. We have noticed that during
2011 hotel operators within the 5-star segment experienced higher occupancy levels
compared to the previous year.

In respect to hotel developments, a significant pipeline was announced to be completed in
the coming years. Only in Budapest, there were plans to increase capacity by15%
compared to the current number of rooms. However, due to a lack of bank financing for
new hotel developments, there has been stagnation in the number of new projects since
the end of 2008. Only hotel projects that had a signed loan facility with a bank before
2009 could expect to receive financing in the past years, however approval for new loans
have become extremely difficult to obtain and this trend is anticipated to continue over the
short to medium term.

The lack of possibilities to finance new hotel projects combined with less appetite to invest
in new developments by institutions or private investors have provided a reprieve for the
industry in stabilizing the number of guest rooms entering the market. Our opinion in the
past was that an oversupply of hotel rooms could have flooded the city, had the financial
crisis not restricted development. This fact has actually helped existing and operating
hotels to reach their performance targets and relieved the city of an oversupply of guest
rooms. At present, banks are primarily focusing on re-financing options for operating
hotels with a proven track record of positive operating cash flow.

Our comparison’s of hotel markets in the CEE region, is most closely compared to
Prague, which we consider a benchmark city for Budapest, provides us a guide to the
future potential of operating indicators, like occupancy and average room rates. Although
Prague can obtain actual higher Average Daily Rates (ADR) within the 5-star segment
compared to Budapest, we found that when we analyse the percentage rate of growth,
Budapest was on a par with Prague. For instance, according to STR Global, in the first
half of 2011 the hotel market reported an increase of 4% in ADR and 10.4% Occupancy
in Budapest. In addition, Prague reported almost identical results for the same period,
indicating that Budapest is able to compete and report growth in the hotel sector.

In our analysis of the hotel investment market in Budapest, we confirm that there is only
limited transaction and comparable data in the past years. The only significant sale was
the Four Seasons Hotel Gresham Palace in the city, which was sold in 2011 for an
undisclosed amount, however we have been informed that the sale price range was EUR
447,000 per room according to HVS transaction report 2011. In addition, other
comparable data for the 5-star market was taken from other similar properties within
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Central and Eastern Europe. This includes the sale of Mandarin Oriental Hotel in Prague
for a reported EUR 394,000 and the Kempinski in the High Tatras Slovakia for EUR
227,000 per room.

Based on our knowledge of market transactions since 2001, we estimate that historic
(period) buildings have risen overall in price by 25% in the city centre of Budapest.
However during 2011 there were more government buildings privatised and less appetite
by investors to buy and renovate old period buildings, and thus a reduction in price
occurred. In turn, the overall increase since 2001 was decreased from 30% to 25% in this
report compared to last year.

Reinstatement values for hotels have fallen over the past few years in Budapest due to a
decrease in construction costs and land values. Based on our conversations with local
developers we estimate a fall of 3-5% for total construction costs during 2011, and 5% for
FF&E and a range of 5 to 10 % in vacant land/building values in 2011 Budapest.

However, the actual values will vary depending on the location and hotel category type.
The 5-star hotel reinstatement value would have experienced the least reduction during
the year due to the fact that these hotels are in the prime locations and the cost of
construction materials and FF+E that need to be imported have not seen significant
discounting.

The hotel of significance that opened in 2011 was the Eurostars hotel close to
Szabadsag Ter in the V district. The Racz Furdo Spa Hotel delayed their opening due
to legal reasons and not should open in 2012. The Buddha-Bar Hotel, which is the first
themed hotel, will open in April 2012.

In Hungary, the sphere of Israeli, Spanish, Irish investors has lessened and there is more
of a focus by Chinese, Middle Eastern, Russian, German and Austrian investors presently
on the market.

Over 90% of hotel guests within the 5-star segment are international guests mainly
originating from Europe, with major inbound markets of UK, France, Benelux, Germany
and Scandinavia. The number of passenger traffic to Budapest airport has been stable
during the international financial crisis consistently ranging from 8 to 8.2 million
passengers. Total official results have not been reported for total passenger traffic in
2011, however the year-to-date figure in November is higher then the total for 2010 being
8.19 million passengers. The estimated number for 2011 is 8.6 to 8.7 million, indicating a
significant growth and reflecting on the increase in hotel occupancy across the city.

Valuation / Transaction Consulting / Real Estate Advisory / Fixed Asset Management



14 American
Appraisal

Area Description

The Property is located at Erzsébet Tér 9-10, in District V of Budapest. The neighboring area is
predominantly characterized by areas of historical significance, up-market retail, office, and hotel
and restaurant facilities. It is generally considered to be one the most prestigious area of
Budapest.

The Property is easily accessible by both automobile and public transportation and is located
directly next to the Deak Ferenc Tér metro stop, where all the metro lines stop and lead to
multiple directions within Budapest. Bus numbers 16 and 105 stop across the road from the
Property and tram stops are located in close vicinity, including trams number 2 and 2A. The hotel
is situated approximately twenty minutes drive from the airport.

The Property is located downtown within short walking distance from the central, downtown
attractions of the city and a short, five minute walk from the river Danube.

The Property Appraised

The Property is a 218-room 5-star hotel that opened in October, 2000. The building was originally
built in 1910 and served as the headquarters of the Adria Insurance Company. In 1950, it
became the headquarters of the National Police Department. The reconstruction of the building to
the present Le Meridien Hotel was initiated in April, 1998 and completed in September, 2000. We
have checked with the local government of District V and the Addressee, and confirm that all the
necessary building permits were received for the reconstruction of the building to Le Meridien
Hotel.

The property is “heritage listed” and the original fagade of the building was refurbished. The
reconstruction process involved replacing horizontal load bearing structure and inner structures
with monolithic concrete slabs. The Property was reconstructed according to Le Meridien
operator standards provided for in their manuals and technical services during the development
phase. The hotel was taken over for management by Le Meridien once a hand-over procedure
had taken place in September and October, 2000 which included a detailed check that the hotel
conformed international standards of a 5-star Le Meridien Hotel. We are not aware of any
additional building rights for any re-development plans or permissions for the Property.
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The hotel is comprises of one building which is arranged over 11 levels with a basement, ground
floor, mezzanine and eight upper floors.

The floor plan of the hotel is roughly triangular is shape. The floors are serviced by three guest
elevators and two service elevators. There are also two staircases going all the way from the
basement to the top floor.

There are no car parking spaces available at the Property although we understand that valet
service is provided and an agreement is in place with the neighboring Kempinski Hotel for the use
of their underground car parking spaces. In addition, there is a public garage parking across the
road from the Property at Erzsébet Tér.

For the purpose of our valuation, we have assumed that the building specification fulfils all the
requirements of a modern hotel regarding soundproofing systems, high voltage power supply,
and fire security.

The Property is connected to main water, hot water, gas, electricity and sewage lines. The
building is air-conditioned. The air-conditioning is a four pipe system with filters. The air-
conditioning in guest bedrooms is provided by individual recessed fan coil units that can be
separately controlled.

There is a fire alarm system with detector heads and sprinklers in all guest bedrooms and
common parts of the building.

Bedrooms:

The Hotel offers 218 guest rooms on seven floors. The superior rooms range in size from 28 — 32
square meters and the deluxe rooms from 33 to 39 square meters. The combined total of
superior and deluxe guest rooms represent 88% of total room count. The remaining 12% of
rooms available are suites ranging in size from 42 to 82 square meters. The rooms are equipped
with high speed Internet access, mini bar, coffee & tea maker, hairdryer, TV with satellite
programs and safe. There are on average 31 rooms per floor.

Food and Beverage:
There will be three main food and beverage facilities located on the premises, including the Le
Bourbon Restaurant, the Atrium Café and the Adria Palace Bar.
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Fixtures, Furnishings and Equipment:
All rooms and guest areas are equipped with high quality FF&E being in line with the quality of
the Property and the demands of Le Meridien management agreement.

Other Hotel Facilities:

The Hotel provides six conference rooms and a ballroom with a capacity of up to 250 people and
a fully equipped business center. These facilities are located mainly on the basement floor and
have a total area of c. 511 square meters. We have been informed by the owner that an intention
exists to re-figure some of the public areas in order to maximise potential revenue. The plan is to
convert the ground floor meeting room into a retail unit and relocate the meeting room to where
the bar is currently located. The bar would be integrated with the restaurant and atrium café.

The hotel also provides an indoor swimming pool, jacuzzi, sauna, steam room and spa area on
the upper floor of the building.

Retail Units:

There are currently six retail units during 2011 accounting for 335.73, however during 2012 we
anticipate and have budgeted seven retail units. With the conversion of the meeting room, it will
increase the total net letable area to 435.73 square meters.

We have not undertaken a structural survey or tested any of the services. At the time of our
inspection, the Property generally appeared to be in good condition and reflected a 5-star
international hotel standard. In order to ensure the future position of the Hotel in the market, we
advise the Addressee to undertake a minor refurbishment of the rooms including change of
carpets. There will be a need to upgrade some of the current flooring in the reception and other
common areas. This refurbishment should not require exceptional capital expenditure and should
be financed by the existing Maintenance.

We have not been provided with a copy of any building surveys or structural reports, and have
assumed that there are no defects that could have an impact on value.

We have not carried out any investigations or tests, nor have been supplied with any information
from the Addressee or from any relevant expert that determines the presence or otherwise of
pollution or contaminative substances or any other land (including any ground water).

In view of the characteristics and history of the Property, we do not expect any outstanding
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environmental or archaeological issues and therefore these are not expressly excluded from the

relevance of this valuation.

Statutory Consideration

We have received information from the General District Development Ordinance (GDDO) of
District V and confirm that the Property received the VK-V zoning classification. This entails that
land plots in the VK-V building zone should be developed according to the following types of
buildings:

* Office Building;

e Public institution;

* Administration building;

* Lodging and accommodation building;
e Sports related building; and

* Parking garage

The buildings within the VK-V zone can utilize the building for the

following purposes:

* Retail;

e Office;

* Service;

e Cultural;

* Hospitality;

e Entertainment;
*  Medical;

* Ecclesiastical;
e Social; and
* Unobtrusive handcraft.

It is stipulated in the zoning requirement that residential development is not permitted on the
ground floor of the building. In addition, additional floors may not be added onto the existing roof
structure that faces the street. A new floor can be added on the interior fagade with the interior
courtyard enlarged by 4.5 meters.
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There are limitations on the area size of possible retail ground floor of the Property to a maximum
of Gross 6,000 square meters within the Lipétvaros. If there were plans to develop an
underground garage the requirement would be one parking space per guest room.

Tenure

We have been provided with a copy of the Land Registry Extract and cadastral map relating to
the Property, set out in the Appendices.

We understand that the Property and Site is held freehold and is registered in District V of
Budapest and the current owner is Adria — Palace Ingatlanhasznosito Kft. According to
information provided by the Addressee, the ownership structure as of December 31, 2011 is the
following:

* CEE Hotel Holdings B.V is the 100% owner of Adria —
Palace Ingatlanhasznosito Kft.

As a further clarification, the Addressee has advised us that CEE Hotels Holding B.V. is fully
owned by Inventech Co.

The existing building is situated on plot registered under Id. No. 24446 and comprises extends to
2,084 square meters. We understand that the building is a nationally protected building.

The property is registered under four different addresses on the ownership paper due to the
streets that the building encompasses, as follows:

1052 BUDAPEST V.KER. Deéak Ferenc utca 18.
1052 BUDAPEST V.KER. Deéak Ferenc utca 16.
1051 BUDAPEST V.KER. Erzsébet tér 9.

1051 BUDAPEST V.KER. Erzsébet tér 10.

Details of title/tenure under which the Property is held were based on documents supplied to us.
We have not generally examined nor had access to all the deeds or other documents relating
thereto. Where information from deeds or other documents is recorded in this report this

represents our understanding of the relevant documents based on the information received.
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We understand that Starwood operates the Hotel under a 15-year management agreement using

the Le Meridien Hotel Brand. This agreement started at the opening of the Hotel in October,

2000. An amendment to the Management Agreement was signed in 2005 revising the

management fees to their current level. We have been provided with a copy of these Amended

terms and conditions, which we have summarized below:

TERMS: Definite period of 15 years from the opening of the hotel (October, 2000)
FEES: Base Management Fee: (based on Net House Profit) NHP = EBITDA (in
our model)

* Up to NHP of EUR 3,000,000: 1 % of Total Revenue;
e Up to NHP of EUR 3,240,000: 1,5 % of Total Revenue;
* Above NHP of EUR 3,240,000: 2 % of Total Revenue.

Incentive Fee:

Up to NHP of EUR 2,700,000: No Incentive Fee;

Up to NHP of EUR 2,900,000: 5% of NHP;

Up to NHP of EUR 3,100,000: an additional 7% fee of NHP
between 2,900,001 and 3,100,000 (i.e. 7% of up to EUR 200,000);
Up to NHP of EUR 3,300,000: an additional 8% fee of NHP
between 3,100,001 and 3,300,000 (i.e. 8% of up to EUR 200,000);
Up to NHP of EUR 3,600,000: an additional 9% fee of NHP
between 3,300,001 and 3,600,000 (i.e. 9% of up to EUR 300,000);
Above NHP of EUR 3,600,001: an additional 10% fee of the
amount of NHP above EUR 3,600,000.

ADVERTISING Advertising & Promotional Activities cost: 1% of Total Revenue.

COSTS:
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Retail:

We detail below the future tenancy schedule that we anticipate during 2012 for the retail units that
are located on the ground floor of the Le Meridien building. The units have direct street access
and we have included the new space, which is anticipated to open in Year 2012.

Le Meridien Retail - Tenant List

Area Net Annual Beginning of Option to
Tenant Purpose (sq.m.) Rent (EUR) gI;_easeg End of Lease prten d
02.05.2001 30.04.2012 Extension
Program Centrum Kft travel agency 22.60 13,680.00 Option
perfumes, 01.09.2009 31.08.2014 5 Years
Zolyomi Parfim Kft. books 57.00 18,810.00
Empty Space 3 50.00 21,000.00 Enquiry
Current Enquiry
Empty Space 4 Meeting Room 100.00 65,000.00
Betty Barclay 01.08.2009 01.08.2014 5 Years
Exclusive Outlet Kft. fashion 105.54 72,721.30
watch, jewelry, 01.01.2001 31.08.2015 not mentioned
Unity V Group Kift. gift 22.00 10,560.00
quality 09.07.2010 08.072015 5 years
Edormat Kft. / Bizanc footwear/bags 78.59 58,942.50
TOTAL POTENTIAL
RETAIL INCOME 435.73 260,713.80

The retail monthly rents have increased in the past years, predominately due to improvements
and upgrading of Dedk Ferenc utca (Fashion Street), which is attracting more middle to higher
end retailers. We are aware that new rental agreements in 2011 have stabilised in fashion street
and have decreased from a peak, and in the range of EUR 70 to 90 per square meters and will
depend on the tenant, area size, length of contract and whether the landlord or tenant invests in
refurbishment costs. This provides a guide to the market prices and even with a discounted price
due to economic circumstances c. EUR 60 per square meters is an achievable rate based on
current market conditions on Fashion Street. We have summarized the potential income from
retail leasing from 2012 onwards. We have discounted the amount of rental income in 2012
reflecting on the new retail unit 4 will only start from May 2012, subject to tenancy agreement and
there will be a void period for shop unit 3.

Annual rental increases are expected from indexation and new lease negotiations that are

reflected in the Non-Hotel EBITDA figures within the projections sheets in the appendix.
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Operating Licenses

We have inspected and reviewed the hotel operating licenses and health and safety certifications
necessary for hotel operations on the premises and are satisfied for the purpose of this valuation
that all necessary consents and required services relative to the operation of the hotel business
(e.g. health and safety, fire certificate and operating licenses) are valid and in place. The hotel
operating license “Mikddési Engedély” was received on July 2, 2001 from the District V local
government, and is valid indefinitely or until the usage of the property is to change based on the
request of the owners or if the Property is no longer considered to be appropriately managed as a
hotel by the local government. The operational permit reference number for Le Meridien,
Budapest is V-3697/2001 and has been presented to the owning company Adria-Palace Kft.

A separate operational permit was given to the food and beverage outlets, including the “Le
Bourbon” restaurant (permit number V-3331/2000) and “Adria Palace Bar” (permit number
V3332/2000). Both are for an undefined period and are dependent on the hotel and facilities
remaining operational and operated in accordance with the Hungarian food and beverage rules
and regulations.

In our opinion all the necessary licenses and permits are in place for the operations of a fully
functioning hotel including sales of guest rooms, food and beverage and other outlets. We have
not been advised or heard of any reasons why these operational permits will not continue to be
valid in the future.

Previous Valuations

Within the past three years, we have been advised and received information from the Addressee
that a valuation was done by Cushman and Wakefield in Hungary for June, 2009. The valuation
purpose was for “reporting purposes for the Israel Securities Exchange and for the financial
statements of the company, as of June 30, 2009”. In addition, American Appraisal completed a
valuation of the Property as of December 31, 2009 and 2010. In both reports, the difference in
value between these reports does not signify a value difference of 20% or more.
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VALUATION

Introduction/Methods

The appraisal was made to express an opinion, as of December 31, 2011, of the fair market
value of the Le Meridien Hotel Budapest, Hungary, appraised on the premise of open market
sale and orderly liquidation. We have completed the appraisal to determine the fair market
value of the Property for reporting purposes for the Israel Securities Exchange and for the
financial statements of the company as of December 31, 2011, which will be publically
published.

Definitions of the fair market value and the valuation premises appear in the introduction
and descriptive information section of this report. The appraisal included a personal
inspection of the designated property.

There are three internationally accepted approaches to value, namely the cost, market and
income approaches.

Briefly, the cost approach considers the cost to reproduce or replace the property appraised.
From this amount an allowance is deducted for any depreciation or obsolescence present,
whether arising from physical, functional, or economic causes. The cost approach entails adding
a market derived land value to an adjusted (depreciated) cost estimate of the improvements in
order to arrive at a value for the property as a whole.

The sales comparison approach considers prices recently paid for similar property, with
adjustments made to the indicated market prices to reflect the condition and utility of the
appraised property relative to the market comparative.

In the income capitalization approach, an estimate is made of prospective economic benefits of
ownership. These amounts are converted into an indication of net present value through

discounting and capitalization techniques.

In any appraisal study, all three approaches to value a property must be considered, and then a
decision made which one or more may be applicable to the subject property.
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In this appraisal, the market approach was considered inapplicable due to the lack of market
sales comparables. Moreover, we are of the opinion that valuation of the subject by utilising the
net replacement cost method would not be feasible and is suitable for valuation of facilities under
construction, but its application is not advisable for completed facilities already in operation,
therefore, the cost approach was also excluded from consideration.

The income approach was applied for the valuation of the subject real estate, Le Meridien
Budapest.

Income Approach

Investment properties such as the subject real estate are normally valued based on their ability to
generate income and on anticipated change in value. Hence, analysis of a property in terms of its
ability to provide sufficient net annual return on investment capital is an important means of
developing a value indication. This estimate is developed in the income approach by capitalizing
the projected Total EBITDA at a rate reflective of investment risks inherent to the ownership of
the property. Such a conversion of income considers competitive returns offered by alternate
investment opportunities. When property applied, this approach is generally considered to
provide a reliable indication of value for income-producing properties.

The first step in the income capitalization approach is to estimate the gross income which can be
generated by the appraised property. The value of the property can then be estimated through
two capitalization techniques; the direct capitalization technique and discounted cash flow
analysis. The direct capitalization technique involves converting the hotel properties stabilised
Total EBITDA income into an indication of value. The discounted cash flow technique considers
the conversion (discounting) of variable income streams over a multi-year projection period into a
net present value estimate. The discounted cash flow analysis takes into consideration the timing,
frequency, and magnitude of the variable income stream, which the property is expected to
generate. With this method, the future cash flows are projected over a holding period; these
amounts plus the reversion value are discounted at an appropriate yield (discount) rate to a
present worth estimate. Discounting is a form of capitalization by which the projected future
income receipts are converted to a present worth estimate.
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Both income methods were applied for the valuation of the subject property and the average of
the two was considered to be the Gross Fair Value.

Historical Performances

We have been provided with the historical numbers for Le Meridien Budapest including Profit
& Loss Hotel Operational Reports for 2009, 2010 and 2011 from the Addressee. These figures
have been recast, with our best understanding of the line items, into the Uniform System of
Accounts for Hotels and Restaurants and have formed part of the basis used to derive future
projections, along with our experience of the market and industry standards in CEE for a hotel
of 5-star standards in Budapest.

Historical Numbers:

2009 2010 2011
Actual Actual Actual
Occupancy % 66.9% 66.9% 71.7%
ADR (EUR) 109 113 110
EUR ‘000 % EUR ‘000 % EUR ‘000 %
Rooms Rev. 5,806 73.84% 5,997 73.37% 6,282 74.33
F&B Rev. 1,650 21.00% 1,794 21.95% 1,824 21.59
Other Rev. 406 5.16 382 4.68 345 4.09
Total Rev. 7,862 100% 8,173 100% 8,451 100%
Total Dept. Costs 3,087 39,26% 3,116 38,07% 3,222 38.12%
IBFC 1,921 24.43% 2,310 28.27% 2,437 28.83%

EBIDTA HOTEL K 20.54% 1,988 24.33% 2,097 24.82%

Total Rentalncome | __ 180 | NA | 219 | NA | 203 | __NA |

TOTAL EBIDTA 1,795 22.83% 2,207 27.00% 2,300 27.2%

The analysis of the historical performance indicates that 2009 was the most difficult operating
year in the recent past for the Hotel, and is reflective of the impact the global financial crisis
and local economic factors had on the overall Budapest hotel market. In the years 2005 to
2007, total revenue exceeded EUR 11 million, thus the significant reduction in revenue in 2009
was extraordinary in comparison to other operating years. However, we notice an upward
movement in total revenue since 2010 and this trend continued through to 2011, with a growth
of 4.75% in room revenue and 3.4% in total revenue compared to year 2010. These indicators
are reflective of the higher occupancy result in 2011 of 71.7% compared to 66.9% in the
previous years. Higher occupancy led to more in house guests utilising other facilities and
services in the hotel, resulting in higher overall revenue. In addition, improvements in the local

hotel market resulted from more international business and leisure activity to the city.
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Future projections
Year 1 Year 2 Stabilised Year 4
Occupancy (%) 74% 77% 78%
ADR (EUR) 115 117 124
EUR % EUR % EUR %
‘000 ‘000 ‘000
Rooms Revenue. 6,771 73.0% 7,168 | 72.3% 7,696 | 70.8%
F&B Revenue. 2,041 | 22.0% 2,231 | 22.5% 2,587 | 23.8%
Other Revenue. 464 5.0% 516 5.2% 587 5.4%
Total Revenue. 9,276 | 100.0% 9,915 | 100.0% 10,870 | 100.0%
Total Dept. Costs 3,283 | 35.4% 3,453 | 34.8% 3,715 | 34.2%
IBFC 3,136 | 33.8% 3,527 | 35.6% 4,133 | 38.0%

EBIDTA HOTEL

~Total Rental income | 230 | NIA | 260 | NA | 2%0]

TOTAL EBIDTA

2,669

2,899

28.8%

31.3%

2,968

3,228

29.9%

32.6%

3,440

3,730

31.6%
N/A
34.3%

The projections in the table above are a summary of present value numbers, which provides
the basis for valuing the Le Meridien Budapest. The budget for the Property is based upon
our local knowledge of the 5-star hotel market in Budapest and more specifically the

performance potential of the Property. We have crossed referenced our knowledge with

industry norms and taken into consideration past performance of the Hotel to provide guidance

for future expectations. In addition, we have had numerous discussions with the management

of Le Meridien and the Addressee on the budget and future earnings. Please note that a full

breakdown of the projected performances is in accordance with the Uniform System of

Accounts for Hotels, and are set out in the Appendices.

We have provided an outline of some key points in preparing our operating projections:

» A five-year non-inflated and ten-year inflated cash flow projection was considered in
determining operational performance and for valuation purposes.

= We have considered the continuation of the management agreement with Le Meridien
as the operator past the initial contractual period. Our discussion with management
confirms the interest of Le Meridien and their parent company Starwood to exercise
their option to prolong the agreement for another minimum 5-year period. The
management fees associated with the management agreement have been reflected in
the projections and we consider the terms and conditions to be within market norms.
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The Property achieved a drop in Average Daily Rate (ADR) in 2011 of 2.65%
compared to the previous year. This can be attributed to a strategy of focusing on
increasing occupancy and driving volume and overall higher total revenue. In addition,
there were certain 5-star hotels in the market that engaged in larger then expected
discounting during the second half of 2011 in order to attract and maintain business to
their hotels, which drove other hotels to lower rates. However, the price war was not as
severe in 2011 compared to 2009.

Hotel Occupancy recorded a significant increase in 2011 compared to 2010 recording
a 7.17% growth, which is a sign that guest volume returned to the city, and the figure
was in line with our previous estimates for the year. In addition, Le Meridien is a Hotel
that historically generated an occupancy level of 80% and we envisage the Property
continuing on this trend path of gradual occupancy growth in 2012 and beyond.
Leisure tourism, which is the main segment of guest demand in Budapest, increased
their interest to visit the city and this can be reflected in the growth of airport passenger
turnover during 2012.

The depreciated local currency (HUF) will help in making Budapest more affordable for
tourist, but at the same time does not affect the ADR of the hotel because that rate is
priced in EUR. However, other non-room spending during their stay becomes less
expensive. It should be considered that during October 2012 there would be an
international oil conference in the city, which will boost occupancy levels and overall
spending during the guest stay. The Le Meridien will be fully occupied during this
period.

Significantly higher occupancy levels primarily drove total Hotel Revenue increase
during 2011. Total Revenue could have been higher by an additional EUR 50,000 if the
hotel was not forced to payout penalty fees for having to cancel and relocate guests to
other hotels due to the visit of the U.S. Secretary of State Hillary Clinton.

Hotel EBITDA was higher in 2011 compared to 2010 by 5.48% mainly the result of
higher Total Hotel Revenue due to strong occupancy resulting in more room revenue,
and guest spending on food and beverage.

LE Meridien management initiatives to reduce operational costs in the past years have
resulted in improved Hotel EBITDA results in 2011. These include a reduction in sales
and marketing, and administration and General cost percentages compared to the
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previous year. We analysed one aspect of sales and marketing operations and noticed
that direct property room sales, which are sales coming directly through the hotel has
increased from 46% in 2009 to 54.2% in 2011, meaning that sales efforts at the hotel
are more effective and potentially cost effective due to lower commissions paid to
external partners. With the present restructuring in place and a consciences focus on
reducing operating costs, we anticipate EBITDA performance to continue improving in
2012 and future years, and provide a path towards reaching previous achieved targets
prior to the economic downturn. Le Meridien back in 2005 recorded a Total EBITDA of
EUR 4.79 Million recorded and in the years from 2006 to 2008 was above EUR 3
Million, indicating that the hotel has the potential to derive a much healthier cash flow
from operations. Both Le Meridiens’ management and Owners are confident of
reaching these targets in the proceeding years.

We have based our future projections on historical data, current and anticipated hotel
market conditions for the 5-star segment in Budapest, discussions with other
management teams of hotels, and discussions with key executives of Le Meridien
about their operational strategy.

The depreciating Hungarian Forint during 2011 continued to provide cost benefits for
Le Meridien, due to the fact that room prices are contracted in Euros but paid in
Hungarian forints by the guest or customer. Hence, a significant portion of operational
costs is fixed in Forints and thus the Hotel benefits from having more Hungarian forints
to pay its dues. We anticipate the local currency to continue to trade in the range of
280 to 300 during 2012, as apposed to a level of 250 to the euro prior to 2008.

We have applied an occupancy rate of 74.00% for 2012, and a stabilized (built up) rate
of 78.00% from 2015. The stabilized year is where we consider that further increases in
occupancy will be more difficult to achieve, based on today’s market. To arrive at these
projections, we have crossed referenced our knowledge of market conditions of the 5-
star segment in this location and wider industry. In addition, this is the range of the
occupancy levels that Le Meridien has reached in the past such as in 2005, 2007 and
2008. Le Meridien executives in Budapest have confirmed that this occupancy rate is
achievable going forward. In addition, we anticipate a reduction in the number of newly
developed hotel properties compared with the originally planned due to a lack of
financing for new projects and weary developers of starting new projects. This will
lessen the pressure on existing hotel operators from new supply flooding the market
and increasing further competition.
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= Our occupancy projections take account of general market levels and make positive
adjustments for:

* Prime locations;
* Internationally successful hotel brand
* Established hotel property on the market;

* Centralized sales marketing and reservation systems;
and

* Increased leisure activity in Budapest over the medium
to long term.

= We are on the opinion that (ADR) in present values (excluding inflation) is built up from
EUR 115.00 in 2012 to EUR 124 in the stabilized (built up) Year 2015, which reflects a
compound annual growth rate (CAGR) of 2.54% per year during this period. We
consider this level attainable and to be cautionary we have reduced the CAGR
compared to the last report. ADR increased in 2010 compared to 2009 by 3.7%,
highlighting that our estimates are in line with performance in the recent past and over
the short to medium term. In addition, we are projecting that Le Meridien’s ADR in the
built up Year of 2015, will actually be lower than in historic year levels, including 2006
and 2007. We have made revisions to our budget to take into consideration the current
rate increases in the coming years due to a general lack of significant economic growth
in Europe, which affects business travel. However, we have evidence to indicate that
the leisure market is growing and can compensate for any reductions in business travel
over the coming years. In addition, corporate hotel rates produce lower yields
compared to leisure rates, thus can derive higher ADR.

= We have noticed a strong rebound in Meeting Incentives Conference and Meeting
demand for Budapest in during 2011, as Budapest is now considered a value
destination for hosting company events. The current renovations and expansion of
Budapest Ferihegy Airport and new direct intercontinental flights from the United States
and Middle East will assist the market as travel convenience for delegates improves in
Budapest. In addition, conference guests assist both to increase food and beverage

revenue and hotel room sales.

» Cost Profile: We have assumed that Total Departmental Costs will stabilise at
approximately 34.2% of Total Revenue by 2015, which is in line with reduced cost
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measures implemented in the previous years. In addition, the percentage amount is
now lower then the previous report and projections due to cost measures impacting
and fixed costs being covered by higher total revenue.

* In our conversations with Le Meridien management, they confirmed that the cost
reductions outlined below are part of their long-term strategy and will be maintained.
These points of cost savings were outlined in our previous report, and we are
highlighting once again the types of initiatives management have undertaken and plan

to continue:

Cancellation of 13™ Month Salary

Improved staff productivity and multi-skilling

Online training instead of class based

Management salary cost control

Implementation of an energy efficiency program including changing of items
Lower energy costs per unit

Material cost reductions based on newly negotiated supplier contracts

© No o kb=

Savings on administrative services

Capitalization and Discount Rate

In conclusion of the Market Value of the Property we have applied an investment yield to our
estimated EBITDA projections. We have also undertaken a discounted cash flow on the future
estimated income streams. We have continued to assume a 7.0% capitalization rate on the
stabilized Total EBITDA cash flow and applied a discount rate of 9.4% for our discounted cash
flow. The capitalization rate is what we consider to be appropriate for the Le Meridien Hotel
given its location, operating history, management, stable cash flow and consideration that the
building is considered a prime asset in Budapest. We have not changed the capitalization rate
from last year reflecting on the stabilization of the Budapest real-estate market.

Our interpretation of the hotel market is that hotel investors are prepared to pay this yield for
prime locations, such as Le Meridien with the current Hotel Operator Agreement and potential
cash flow in the future. In addition, we are aware that bank financing for real estate investors
in Budapest is primarily available for existing hotels with a solid cash flow track record, which
is an additional potential advantage of the Le Meridien Budapest.
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The rate is based on comparisons of hotel yields of 5-star hotels and general prime real estate
in the city that are on offer both on-market and off-market in Budapest. In this report we
highlighted some transactions in the city including the main transaction for 2011 being the
Four Seasons Gresham Palace that sold for an undisclosed amount but rumored to be in the
range of 447,000 per room according to HVS with a possible investment yield of ¢.5%. In
addition, the Mandarin Oriental Hotel in Prague sale was sold for an estimated yield of ¢.6%.
Another transaction in recent years included the Rogner Hotel in Heviz, which sold for a 7,5%
yield. This property is located in a resort town in Hungary and not in the city center of
Budapest. In deriving our yield we made adjustments for location, number of operating years,
performance, aesthetic aspects of the buildings, access, visibility, condition of the building,
marketability of the hotel and investors offers.

This reflects our opinion of what the investment market would pay at the valuation date based
on the hotel as detailed herein.

The Le Meridien Hotel is considered a high value asset in Budapest and is within a limited
group of hotels that command a premium investment yield given the potential goodwill
attributed to the location in the city-centre of Budapest’'s District V. In addition, consideration
should be given to the growing barriers to entry for new hotel developments in this catchments
area, the quality and good maintenance of guest rooms and the building, and the 5-star rating
on the Property places it amongst the top tier hotels in Budapest.

The DCF model used for valuation of the subject, including the above-mentioned parameters,
is included in the exhibit section to the report.
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CONCLUSION

Based on the investigation of the premises outlined in the report, it is our opinion that, as of
December 31, 2011, the Fair Market Value of the 5-star Le Meridien Hotel Budapest
appraised under the premise of an open market sale is reasonably represented by the
amount of FIFTY FIVE MILLION EUROS (EUR 55,000,000). Further, it is our opinion that, as
of the same date, the designated property's Fair Market Value on the premise of an Orderly
Liquidation is reasonably represented by the amount of FORTY ONE MILLION FIVE
HUNDRED THOUSAND EUROS (EUR 41,500,000).

Our concluded values are net values excluding VAT.

We have not investigated the title to or any liabilities against the properties appraised and no

responsibility are assumed for these matters.
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EXHIBITS

¢ Discounted Cash Flow and Valuation Model
* Certificate of Appraiser
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DISCOUNTED CASH FLOW CALCULATION

Forecast in present values

YEAR 2012
No of Rooms 218
Rooms Sold 58,882
Occupancy 74.0%
ADR 115.00
RevPAR 85.10
Growth (RevPAR)
REVENUES ('000s)
Rooms 6,771.4
Restaurant and Bar Food 1,113.1
Restaurant and Bar Beverage 463.8
Banqueting ( inc. Conferencing F&B) 278.3
Other F&B 1855
Total Food and Beverage 2,040.7 7
Conferencing (Room Rental) 185.5
Other Income 278.3

TOTAL REVENUE

DEPARTMENTAL COSTS

Rooms
Total Food and Beverage
Other Income

1,422.0
1,693.8
167.0

TOTAL DEPARTMENTAL COSTS

DEPARTMENTAL PROFIT

UNDISTRIBUTED OPERATING EXPENSES

Administrative & General 1,178.0
Sales & Marketing 695.7
Property Operations and Maintenance 417.4
Utility Costs 565.8
TOTAL UNDISTRIBUTED EXPENSES 2,857.0
INCOME BEFORE FIXED CHARGES 3,136.2
FIXED CHARGES

Property Taxes & Insurance 213.3
Insurance 27.8
Notional Management Fee " 92.8

TOTAL FIXED CHARGES

2013
218
61,269
77.0%
117.00
90.09
5.9%
73.0% 7,168.5
12.0% 1,239.4
5.0% 495.7
3.0% 2974
2.0% 198.3
22.0% 2,230.8 7
2.0% 198.3
3.0% 317.3

21.0% 1,433.7
83.0% 1,829.3
60.0% 190.4

64.6%

12.7% 1,209.6
7.5% 694.0
4.5% 456.1
6.1% 575.1

2.3% 228.0 7
0.3% 29.7 7
1.0% " 148.7

100.0%

2014
218
62,065
78.0%
121.00
94.38
4.8%
72.3% 7,509.8
12.5% 1,333.9
5.0% 577.7
3.0% 315.1
2.0% 210.1
22.5% 2,436.8 7
2.0% 210.1
3.2% 346.6

10,503.2

20.0% 1,426.9
82.0% 1,973.8
60.0% 208.0

65.2%

12.2% 1,228.9
7.0% 703.7
4.6% 493.7
5.8% 571.7

3,890.7
2.3% 2416 7
0.3% 315 7
1.5% " 210.1

71.5%
12.7%
5.5%
3.0%
2.0%
23.2%
2.0%
3.3%
100.0%

19.0%
81.0%
60.0%
34.4%

65.6%

11.7%
6.7%
4.7%
5.5%

2.3%
0.3%

2.0% "

2015
218
62,065
78.0%
124.00
96.72
2.5%

7,696.0
1,413.1
630.5
326.1
2174 7
2,587.1 7
2174 7
369.6
10,870.1

1,423.8
2,069.7
221.7

1,217.4
706.6
521.8
576.1

250.0 ©
326 7
2174 7

70.8%
13.0%
5.8%
3.0%
2.0%
23.8%
2.0%
3.4%
100.0%

18.5%
80.0%
60.0% "
34.2%

65.8%

11.2%
6.5%
4.8%
5.3%

27.8%

38.0%

2.3%
0.3%
2.0% "

2016
218
62,065
78.0%
127.00
99.06
2.4%

N
3y
bl
@
R}

70.5%
13.0%
6.0%
3.0%
2.0%
24.0%
2.0%
3.5%

18.0%
80.0%
60.0%

11.0%
6.3%
4.8%
5.2%

38.7%

Notional Management fee - incentive 133.0

EBITDA HOTEL

RENTAL INCOME

TOTAL RENTAL INCOME

TOTAL EBITDA

230.0

2,899.2

1.4% 152.0

28.8%

N/A 260.0

31.3% 3,228.2

SHORTFALL TO STABILISATION

N/A 275.0
32.6% 3,508.6

1554.0

1.7%

30.8%

N/A

33.4%

193.0

3,440.0

290.0

3,730.0

Valuation / Transaction Consulting / Real Estate Advisory / Fixed Asset Management
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YEAR 2012 2013 2014 2015 2016 2017 2018 2019 2020 2021

No of Rooms 218 218 218 218 218 218 218 218 218 218

Rooms Sold 58,882 61,269 62,065 62,065 62,065 62,065 62,065 62,065 62,065 62,065

Occupancy 74.0% 77.0% 78.0% 78.0% 78.0% 78.0% 78.0% 78.0% 78.0% 78.0%

ADR 115.00 121.68 130.87 139.48 148.57 154.51 160.70 167.12 173.81 180.76

RevPAR 85.10 93.69 102.08 108.80 115.89 120.52 125.34 130.36 135.57 140.99

Growth (RevPAR) N/A 10.1% 9.0% 6.6% 6.5% 4.0% 4.0% 4.0% 4.0% 4.0%

REVENUES ('000s)

Rooms 6,771.4 73.0% 7,455.2 72.3% 8,122.6 71.5% 8,657.0 70.8% 9,221.1 70.5% 9,589.9 70.5% 9,973.5 70.5% 10,372.4 70.5% 10,787.3 70.5% 11,218.8 70.5%

Restaurant and Bar Food 1,11317  120% 1,288.97  125% 144287 127% 1,589.67  13.0% 1,70037  13.0% 1,76847  13.0% 1,839.17  13.0% 1,9126"  13.0% 1,989.2"  13.0% 2,068.7 13.0%

Restaurant and Bar Beverage 46387  5.0% 51567 5.0% 648"  5.5% 709.2"  5.8% 784.8" 6.0% 81627 6.0% 8488  6.0% 882.8" 6.0% 91817 6.0% 954.8 6.0%
Banqueting ( inc. Conferencing F&B) 27837 3.0% 30937 3.0% 3408  3.0% 3668  3.0% 3924"  3.0% 40817 3.0% 42447 3.0% 414" 3.0% 45907 3.0% 4774 3.0%
Other F&B 18557 2.0% 206.2" 2.0% 227.2" 2.0% 244.57 2.0% 261.6" 2.0% 27217 2.0% 282.97 2.0% 294.37 2.0% 306.0" 2.0% 318.3 2.0%

Total Food and Beverage 2,040.77  22.0% 232017 22.5% 2,635.67  23.2% 291017 23.8% 313917 24.0% 3,264.67  24.0% 339527 24.0% 3,531.07  24.0% 3,67237  24.0% 3,819.2 24.0%

Conferencing (Room Rental) 185.5" 2.0% 206.2" 2.0% 272" 2.0% 24457 2.0% 261.6" 2.0% 27217 2.0% 28297 2.0% 29437 2.0% 306.0" 2.0% 318.3 2.0%

Other Income 27837 3.0% 33007 32% 37497 33% 41577 3.4% 45787 3.5% 47617 3.5% 49517 3.5% 51497  3.5% 53557  3.5% 557.0 3.5%

100.0% 100.0% 100.0% 100.0% 100.0% 100.0% 100.0%
DEPARTMENTAL COSTS
Rooms 1,422.07  21.0% 1,491.07  20.0% 1,543.37  19.0% 1,601.57  18.5% 1,659.8"7  18.0% 1,726.27  18.0% 1,795.27  18.0% 1,867.07  18.0% 1,941.77  18.0% 2,019.4 18.0%
Total Food and Beverage 1,693.87  83.0% 1,90257  82.0% 2,13487  81.0% 232817 80.0% 251137 80.0% 261177 80.0% 271627 80.0% 2,8248"  80.0% 2,937.87  80.0% 3,055.3 80.0%
Other Income 167.07  60.0% 198.07  60.0% 22497 60.0% 24947 60.0% 27477 60.0% 28577 60.0% 29717 60.0% 309.07  60.0% 32137 334.2 60.0%

TOTAL DEPARTMENTAL COSTS

DEPARTMENTAL PROFIT

65.2%

65.6%

65.8%

66.0%

66.0%

66.0%

66.0%

10,100.3

60.0%
34.0%

66.0%

10,504.3

UNDISTRIBUTED OPERATING EXPENSES

Administrative & General 1,178.07  12.7% 1,258.0"  12.2% 1,32927  11.7% 1,369.57  11.2% 1,438.77  11.0% 1,496.37  11.0% 1,556.17  11.0% 1,618.4" 11.0% 1,683.17  11.0% 1,750.5 11.0%
Sales & Marketing 695.77 7.5% 72187 7.0% 761.17 6.7% 794.8" 6.5% 8240”7  63% 85707 6.3% 89127 6.3% 92697 6.3% 9%64.07  6.3% 1,002.5 6.3%
Property Operations and Maintenance 41747 4.5% 47437 4.6% 53397  47% 58697  4.8% 6218”7  4.8% 65297  4.8% 679.07  4.8% 706.2" 4.8% 73457 4.8% 763.8 4.8%
Utility Costs 565.8" 6.1% 598.1" 5.8% 624.8" 5.5% 648.0 " 5.3% 680.1" 5.2% 707.3" 5.2% 735.6" 5.2% 765.1" 5.2% 795.7" 5.2% 827.5 5.2%
TOTAL UNDISTRIBUTED EXPENSES 28.6%

INCOME BEFORE FIXED CHARGES 3,136.2 3,667.8 35.6% 37.0% 4,649.1 38.0% 5,063.1 5,695.3 5,923.1 6,160.0

FIXED CHARGES

Property Taxes & Insurance 21337 2.3% 23727 2.3% 26137 2.3% 28127 2.3% 30087 2.3% 31297 2.3% 32547 3% 33847 2.3% 35197 2.3% 366.0 2.3%
Insurance 27.87 0.3% 309" 0.3% 3417 0.3% 36.77 0.3% 3927 0.3% 40.8" 0.3% 4247 0.3% 41" 0.3% 4597 0.3% 47.7 0.3%
Notional Management Fee 92.87 1.0% 154.77 1.5% 221.2"7 2.0% 244.5" 2.0% 26167 2.0% 27217 2.0% 28297 0% 29437 2.0% 30607 2.0% 318.3 2.0%

TOTAL FIXED CHARGES

fee - i

133.0 "

1.4%

28.8%

158.1 "

1.5%

29.9%

1882 7

1.7%

30.8%

2171 7

1.8%

31.6%

1.9%

32.2%

25557

4,384.4

1.9%

265.7"

4,559.8

1.9%

287.47

1.9%

298.9

5,129.1

EBITDA HOTEL

RENTAL INCOME
TOTAL RENTAL INCOME

3,086.9

3,497.4

3,869.5

4,566.7

4,749.4

WE DO NOT WARRANT THAT THE PROJECTED FIGURES WILL BE ACHIEVED BUT BASED ON OUR KNOWLEDGE OF CURRENT MARKET CONDITIONS AT THE DATE OF VALUATION WE ARE OF THE OPINION THAT THEY ARE
SUITABLE FOR VALUATION PURPOSES
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51,731,690

59,069,115

55,400,000
277,000

55,120,000
252,844

10.30%
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CERTIFICATE OF APPRAISER

| certify that, to the best of my knowledge and belief:
The statements of fact contained in this report are true and correct.

The reported analyses, opinions, and conclusions are limited only by the reported
assumptions and limiting conditions, and are my personal, unbiased professional
analyses, opinions, and conclusions.

| have no present or prospective interest in the property that is the subject of this
report, and have no personal interest or bias with respect to the parties involved.

My compensation is not contingent on any action or event resulting from the analyses,
opinions or conclusions in, or the use of, this report.

The analyses, opinions, and conclusions were developed, and this report has been
prepared, in conformity with the requirements of the national and international uniform
standards of professional appraisal practice.

| have made a personal inspection of the property that is the subject of this report.

Anyone providing significant professional assistance is identified on the signature page
of this report.

o / ’Z/}/{ oy
e

Agoston Jakab
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DEVELOPMENT OF
5-STAR STEIGENBERGER HOTEL
BUDAPEST HUNGARY

December 31, 2011

Contract No.: 3410/2012
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Contract No.: 3410/2012
Mr. Orly Paran

Central European Estates HH B.V.
Narvitaweg 165

Telestone 8

Amsterdam, 1043BW

The Netherlands

February 6, 2012

Subject: Valuation of building at the corner of Nador J6zsef tér 1 and Jozsef Attila utca 3
Budapest

Dear Sir:

We have completed the appraisal of the real estate property identified to us as the building
located at the corner of Nador Jozsef tér 1 and Jozsef Attila utca 3 in Budapest, and
submit our findings in this report.

The appraisal was made to express an opinion, as of 31 December 2011, of the fair market
value in the subject property appraised on the premise of open market sale and orderly
liquidation. We understand that our opinion of value is to serve as a basis for reporting
purposes for the Israel Securities Exchange and for the financial statements of the company
as of 31 December 2011, which will be publically published.

Fair market value is defined as the estimated amount at which the property might be expected
to exchange between a willing buyer and a willing seller, neither being under compulsion, each
having reasonable knowledge of all relevant facts.

When fair market value is established on the premise of orderly liquidation, orderly liquidation
value is defined as the estimated gross amount a property should realize if sold piecemeal on a
negotiated basis, given a reasonable amount of time to find a purchaser. The property would be
offered for sale in an "as-is, where-is" condition and location.
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Our appraisal report consists of:

The property appraised, summarizing the nature and extent of our investigation and
presenting the conclusions reached

Assumptions and Limiting Conditions

A narrative report, setting forth the purpose and scope of the appraisal, a description
of the property, a presentation of the valuation techniques employed, and the
conclusions of value

Exhibits including:

* Development Appraisal

* Projections Present Value

* Projection Future Value

* Valuation Model

* Land Register Paper

» Steigenberger Hotels Public Announcement of Signing Lease Agreement
* Extension of Building Permit

* Certificate of Appraiser

Our investigation included the real estate.
Before arriving at our opinions of value, we personally inspected the designated property and
considered:

* Location, size, and land values in District V of Budapest

* Condition of the Building

» Historical value of the building

* Development and improvement projects in the area of District V and specifically
in Nador Jozsef tér and surrounding part.

* Signed Lease Agreement with the Steigenberger operating company to manage
the future Hotel under the same brand name.

* Lease income expectation of the Hotel subject to the Steigenberger Operator
Agreement and capitalization of that income into an indicative value.

We have completed the appraisal and considered the subject property based on information provided
by the owning company of the property, data compiled on location, consideration of the future

Valuation / Transaction Consulting / Real Estate Advisory/ Fixed Asset Management
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operator and brand, and hotel market information in Hungary. The value of the property with
consideration for the development of a 5-star hotel was estimated by application of the income
approach based on the potential income derived from a Variable Lease structure and the
development cost appraisal. We have subtracted the development cost of the hotel from the
value of the property based on an income approach in order to derive the current residual value
of the land and building, and determine the Fair Market Value.

We have provided some evidence of hotel market transactions in the recent past; however there
has been a lack of significant hotel sales in Budapest in the past few years. Thus we have not
taken into consideration the market approach to value, because it would have resulted in an
unreliable indication of value due to market conditions, namely due to the lack of market
comparables of the premium category hotels in the city. However, we have outlined some hotel
sales in the recent past both in Hungary and Central and Eastern European region.

Based on the investigation and premises outlined in the report, it is our opinion that, as of 31
December 2011, the Fair Market Value of the property located on the corner of Nador Jozsef
tér 1 and Jozsef Attila utca 3 in Budapest appraised under the premise open market sale is
reasonably represented by the amount of ELEVEN MILLION AND NINE HUNDRED
THOUSAND EUROS (EUR 11,900,000). Further, it is our opinion that, as of the same date,
the designated property's Fair Market Value on the premise of Orderly Liquidation is
reasonably represented by the amount of SEVEN MILLION AND NINE HUNDRED
THOUSAND EUROS (EUR 7,900,000).

Our concluded values are net values excluding VAT.

This appraisal summary letter constitutes part of the narrative report. We have not investigated
the title to or any liabilities against the properties appraised and no responsibility are assumed
for these matters.

Respectfully submitted,
AMERICAN APPRAISAL HUNGARY CO. LTD.

Agoston Jakab
Managing Director

Investigation and Report
By: Agoston Jakab MRICS
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ASSUMPTIONS AND LIMITING CONDITIONS

This service was performed with the following general assumptions and limiting conditions:

1. To the best of our knowledge, all data, including historical financial data, if any, relied
upon in reaching opinions and conclusions or set forth in this report are true and
accurate. Although gathered from sources that we believe are reliable, no guarantee is
made nor liability assumed for the truth or accuracy of any data, opinions, or estimates
furnished by others that have been used in this analysis.

2. No responsibility is assumed for matters legal in nature. No investigation has been
made of the title to or any liabilities against the property appraised. We have assumed
that the owner’s claim is valid, the property rights are good and marketable, and there
are no encumbrances that cannot be cleared through normal processes, unless
otherwise stated in the report.

3. The value or values presented in this report are based upon the premises outlined
herein.

4. The date of value to which the conclusions and opinions expressed apply is set forth in
the report. The value opinion presented therein is based on the status of the economy
and on the purchasing power of the currency stated in the report as of the date of
value.

5. This report has been made only for the use or uses stated, and it is neither intended
nor valid for any other use.

6. Possession of this report or any copy thereof does not carry with it the right of
publication. No portion of this report (especially any conclusion, the identity of any
individuals signing or associated with this report or the firms with which they are
connected, or any reference to the professional associations or organizations with
which they are affiliated or the designations awarded by those organizations) shall be
disseminated to third parties through prospectus, advertising, public relations, news, or
any other means of communication without the written consent and approval of
American Appraisal.

7. Areas, dimensions, and descriptions of property, if any, used in this analysis have not
been verified, unless stated to the contrary in the report. Any areas, dimensions, and
descriptions of property included in the report are provided for identification purposes
only, and no one should use this information in a conveyance or other legal document.
Plats, if any, presented in the report are intended only as aids in visualizing the
property and its environment. Although the material was prepared using the best
available data, it should not be considered as a survey or scaled for size.
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Unless stated to the contrary in the report, no environmental impact study has been
ordered or made. Full compliance with all applicable laws and governmental
regulations is assumed unless otherwise stated, defined, and considered in the report.
We have also assumed responsible ownership and that all required licenses,
consents, or other legislative or administrative authority from any applicable
government or private entity organisation either have been or can be obtained or
renewed for any use that is relevant to this analysis. Nonetheless, a defect that
requires further inspection will be indicated in the report.

The value estimate contained within the report specifically excludes the impact of
substances such as asbestos, urea-formaldehyde foam insulation, other chemicals,
toxic wastes, or other potentially hazardous materials or of structural damage or
environmental contamination resulting from earthquakes or other causes, unless
stated to the contrary in the report. It is recommended that the reader of the report
consult a qualified structural engineer and/or industrial hygienist for the evaluation of
possible structural or environmental defects, the existence of which could have a
material impact on value.

If we made a physical inspection of the property, the inspection was made by
individuals generally familiar with real estate and building construction. However, we
do not opine on, nor are we responsible for, the structural integrity of the property
including its conformity to specific governmental code requirements, such as fire,
building and safety, earthquake, and occupancy, or any physical defects that were not
readily apparent to the appraisers during their inspection. Nonetheless, the report will
state all the known defects that require further inspection.

It is assumed that all applicable zoning and use regulations and restrictions have been
complied with unless non-conformity has been stated, defined, and considered in the
report. Further, it is assumed that the utilization of the land and improvements is within
the boundaries of the property described and that no encroachment or trespass exists
unless noted in the report.

No soil analysis or geological studies were ordered or made in conjunction with the
report, nor were any water, oil, gas, or other subsurface mineral and use rights or
conditions investigated, unless stated to the contrary in the report.

No responsibility is assumed for changes in values occurring often in extraordinary
economic situations resulting from economic processes that cannot be detected or
foreseen during the appraisal process and may have impact on the value of the real
estate property.
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SUMMARY OF PERTINENT FACTS AND CONCLUSIONS

The Site consists of an existing period building which is presently empty. According to the
Addressee, the buildings fagade will be restored to its original form and additional floors added
within the internal part of the building with a glass atrium on the roof to be developed.

The completed hotel development is planned to consist of 100-guest rooms and suites
according to the standards of Steigenberger Hotels. The property will be categorized as a 5-star
hotel with an estimated gross area of 7,923 sq.m. upon completion of development. There was a
decrease in the overall built up area compared to the last report, due to Steigenberger Hotels
analysing their brand requirements in more detail and subsequently finalising their specifications
with the Addressee simultaneously with signing the lease agreement.

The proposed future hotel facilities will include a themed signature restaurant; lobby lounge/bar,
fitness/spa and a conference/meeting which is now planned to encompass 335 sq.m. It is an
important fact considering the benefits conference and meetings have in providing extra room
nights.

The restaurant and bar will be focused on servicing both Hotel guests and outside patrons. Our
understanding is that the hotel will portray a boutique style décor and ambience within the
interior of the Hotel and a more classical exterior.

According to current development plans provided by the Addressee guest room size will vary
and the average will be a net 30 sq.m. The actual total number of guest rooms will be 100, which
has now been confirmed by Steigenberger Hotels and approved by the owner. The building
permit allows for the development of up to 100 guest rooms, thus enabling the project to
maximise its built up area potential.

The Property will be developed over eight levels above ground, including the ground floor and
seven upper levels. In addition, two below ground levels will be utilised. We have received floor
plans for all the sections of the hotel development. The hotel’s main entrance will be Jézsef
Nador tér. The planned circulation in the building will be provided by two guest lifts from the
ground up to all the floors on the guest room and basement levels. A staircase will also lead
from ground floor to upper and basement levels.
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According to the Addressee we understand that the re-construction works will be for a Total
Gross Development Area of c. 7,923 sq.m. This new build up area total was agreed with the hotel
operator and we have relied upon the areas provided by the Addressee to be correct at the date of
this report. We also understand that the total construction area might be lower due to the
difference between net and gross areas, which would potentially reduce construction costs.
However we have considered the Gross Development Area as communicated to us by the
Addressee.

We indicated in the previous report that an extension of the building permit was necessary, and
we confirm that it was obtained and copy attached in the exhibit section. The development is
planned to start by September 2012. According to the building permit, the completion of
construction and issuance of a usage permit needs to be finalised by the 28.09.2016. We
anticipate an opening date of February 2015, thus the building will be completed prior to the
expiry of the building permit. The final Lease Agreement has been signed on the 19 January
2012 was signed with Steigenberger Hotels A.G. with the operating commercial terms and
conditions remaining the same that was outlined in the Memorandum of Understanding. The
only significant change in the development agreement was the increase in the Furniture,
Fixtures and Equipment (FF+E) budget. We have taken this fact into consideration in
undertaking the valuation and further elaboration is provided in the other sections of this report.

In our opinion, the decision to sign an operator agreement with Steigenberger Hotels was a
positive change for the project, primarily considering that a Lease Agreement, compared to a
management agreement is the preferred business model of the financing banks for this project.
In addition, Steigenberger Hotels are considered a more established and prestigious hotel
operator in Europe, and given that most hotel guests to Budapest are European, it will be an
advantage to have recognised European brand operating the hotel.

We consider a turnover based Lease Agreement to be an operational structure preferred by
most investors in the current economic circumstances, because it provides a balance between a
minimum fixed amount of rent and the possibility of further upside potential in income over the
term of the lease agreement, which could be above and beyond only Consumer Price Index
(CPI) increases.
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DESCRIPTIVE INFORMATION

Introduction

The appraisal was made to express an opinion, as of 31 December 2011, for the fair market
value of the future 5-star Steigenberger Hotel Budapest located at the corner of Nador Jézsef
tér 1 and Jozsef Attila utca 3 in Budapest, appraised on the premise of open market sale
and orderly liquidation. We understand that our opinion of value is for reporting purposes for
the Israel Securities Exchange and for the financial statements of the company as of 31
December 2011, which will be publically published.

Fair market value is defined as the estimated amount at which the property might be
expected to exchange between a willing buyer and a willing seller, neither being under
compulsion, each having reasonable knowledge of all relevant facts.

When fair market value is established on the premise of orderly liquidation, orderly liquidation
value is defined as the estimated gross amount a property should realize if sold piecemeal on a
negotiated basis, given a reasonable amount of time (6-9 months) to find a purchaser. The
property would be offered for sale in an "as-is, where-is" condition and location.

The following report sections include a description of the subject neighborhood and general
area; description of the appraised property; introduction and application of valuation procedures;

conclusion; and exhibits.

Hotel Market Overview and Hotel Brand

We have outlined some of the main factors that we considered in this report regarding the hotel
performance and hotel investment market in Budapest, which assisted us in developing our
medium to long-term revenue projections for the Steigenberger Hotel in Budapest. These
revenue forecasts are necessary to determine the potential lease income for the owner, because
according to the signed Lease Agreement, rental income is derived from a percentage of total
Hotel revenue.

Valuation / Transaction Consulting / Real Estate Advisory/ Fixed Asset Management
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* The Steigenberger Hotel brand is position within the prime segment of the hotel industry,
and is considered a leading operator, predominately in Europe with good track record in
operating upscale properties. The company originates from Germany where most of the
companies’ properties are located and with some hotels in neighboring countries and the
Middle East. The group is well respected in Europe and positioned within the upper
segments of the hotel market. The company has the advantage of an established
European distribution network for inbound traffic to the city, which signifies a good
potential for the future Steigenberger hotel in Budapest.

* There is a belief within the hotel investment market that when key operating factors, such
as room occupancy and average room rate are compared to other major secondary
European hotel markets, such as Vienna, Barcelona, Prague and others, that Budapest
performance indicators are below anticipated rates for the perceived quality and status of
the city. In turn, this provides potential upside for the city. We have noticed that during
2011 hotel operators within the 5-star segment experienced higher occupancy levels
compared to the previous year.

* In respect to hotel developments, a significant pipeline was supposed to be completed in
the coming years. Only in Budapest, there were plans to increase capacity by 15%
compared to the current number of rooms. However, due to a lack of bank financing for
new hotel developments, there has been stagnation in the number of new projects since
the end of 2008. Only hotel projects, which had a signed loan facility with a financial
institution prior to 2009, could expect to receive financing in the past years. However
approvals for new loans have become extremely difficult to obtain and this trend is
anticipated to continue over the short to medium term.

* The lack of possibilities to finance new hotel projects combined with less appetite to
invest in new developments by institutions or private investors have provided a reprieve
for the industry in stabilizing the number of guest rooms entering the market. Our opinion
in the past was that an oversupply of hotel rooms could have flooded the city, had the
financial crisis not restricted development. This fact has actually helped existing hotels to
reach their performance targets and relieved the city of an oversupply of guest rooms. At
present, banks are primarily focusing on re-financing options for operating hotels with a
proven track record of positive operating cash flow.
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Our comparison’s of hotel markets in the CEE region, is most closely compared to
Prague, which we consider a benchmark city for Budapest, provides us a guide to the
future potential of operating indicators, like occupancy and average room rates. Although
Prague can obtain actual higher Average Daily Rates (ADR) within the 5-star segment
compared to Budapest, we found that when we analyse the percentage rate of growth,
Budapest was on a par with Prague. For instance, according to STR Global, in the first
half of 2011 the hotel market reported an increase of 4% in ADR and 10.4% Occupancy
in Budapest. In addition, Prague reported almost identical results for the same period,
indicating that Budapest is able to compete and report growth in the hotel sector.

Based on our knowledge of market transactions since 2001, we estimate that historic
(period) buildings have risen overall in price by 25% in the city centre of Budapest.
However during 2011 there were more government buildings privatised and less appetite
by investors to buy and renovate old period buildings, and thus a reduction in price
occurred. In turn, the overall increase since 2001 was decreased from 30% to 25% in
this report compared to last year.

Reinstatement values for hotels have fallen over the past few years in Budapest due to a
decrease in construction costs and land values. Based on our conversations with local
developers we estimate a fall of 3-5% for total construction costs during 2011, and 5%
for FF&E and a range of 5 to 10 % in vacant land/building values in 2011 Budapest.

However, the actual values will vary depending on the location and hotel category type.
The 5-star hotel reinstatement value would have experienced the least reduction during
the year due to the fact that these hotels are in the prime locations and the cost of
construction materials and FF+E that need to be imported have not seen significant
discounting.

The hotel of significance that opened in 2011 was the Eurostars hotel close to
Szabadsag Ter in the V district. The Racz Furdo Spa Hotel delayed their opening due
to legal reasons and not should open in 2012. The Buddha-Bar Hotel, which is the first
themed hotel, will open in April 2012.

We are aware of another project in addition to the Steigenberger Hotel that is awaiting
bank financing and has obtained a binding building permit. In our opinion, only unique
projects with prime locations and signed lease structured agreements with operator
guarantees have the chance to receive financing, otherwise regular and standardized
hotel products with management agreements are not of interest to banks.
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* Over 90% of hotel guests within the 5-star segment are international guests mainly
originating from Europe, with major inbound markets of UK, France, Benelux, Germany
and Scandinavia. The number of passenger traffic to Budapest airport has been stable
during the international financial crisis consistently ranging from 8 to 8.2 million
passengers. Total official results have not been reported for total passenger traffic in
2011, however the year-to-date figure in November is higher then the total for 2010
being 8.19 million passengers. The estimated number for 2011 is 8.6 to 8.7 million,
indicating a significant growth and reflecting on the increase in hotel occupancy across
the city.

* The reconstruction and improvements at Nador Jozsef square, such as a new parking

facility and upgrade of the park in the surrounding area will assist the Hotel in the future
given its prime attraction for both leisure and corporate visitors.

Hotel Investment Climate

In Hungary, the sphere of Israeli, Spanish, Irish investors has lessened and there is more
of a focus by Chinese, Middle Eastern, Russian, German and Austrian investors presently
on the market.

We have taken into consideration the hotel investment climate in Budapest and the wider
Central and Eastern European region, which is consider to be the most appropriate gauge
of “market evidence” in terms of hotel value.

Investor interest in the hotel investment market sector in Budapest and the wider CEE
region has actually started to rise again during 2011 compared to 2010, where the
demand only stabilised. From Q3 in 2010 interest in the market started to return from the
lows of Q4 in 2008, with a number of international investors starting to evaluate projects
and take advantage of more realistic real estate prices. The main consideration for new
investment within the hotel sector is a focus on quality, including both existing assets and
new development projects, with a preference for operating hotels with stabilised cash flow.
There is a clear flight to quality in the market, however given the limited number of
properties placed for sale, a yield premium and price can be achieved in Budapest for
hotels with recognised management companies in place and located with the main V
district Danube hotel hub.
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Budapest is considered a mature but relatively secure hotel investment market with
medium to long-term upside potential for the investor. We estimate that a typical hotel
investment takes approximately seven to ten years to gain a Return on Investment (ROI)
for new hotels. The stabilized year of operation tends to be shorter in Hungary, mainly as
a result of lower operating costs.

There have been only limited significant hotel transactions since 2008. They include, Heviz
in mid 2009 with the sale of the Rogner Hotel for a reported c. EUR 50 Million equating to
a c.7,5% yield, which is a good result for a hotel outside of Budapest city center where
yields are lower and during a more difficult economic period. In addition, the most
prominent sale was Four Seasons Hotel Gresham Palace, which sold in 2011 for an
undisclosed amount, however we have been informed that the sale price range was
between EUR 350,000 to EUR 400,000 per room.

Other comparable recent sales data for the 5-star market within Central and Eastern
Europe includes the sale of Mandarin Oriental Hotel in Prague for a reported EUR 394,000
and the Kempinski in the High Tatras Slovakia for EUR 227,000 per room.

In addition, we have listed some of the hotel investment sales in the past within CEE region
in order to provide an overview of market price indicators for hotel assets.

* The Carlton hotel operated by Rezidor SAS was sold in Bratislava in February
2006 for EUR 240,000 per room;

* The Art'otel in Budapest was sold in 2004 at a price of c. EUR 25 million. The
yield of the transaction was 8% and later in 2007 the hotel was sold for a
reported yield of 6.5% (EUR 32.5 million) indicating the compression of the
hotel investment market;

Hungarian Economic Indicators

During the third quarter of 2011, the growth prospects of the Hungarian economy have been
lowered compared to the previous forecasts. Among the major causes are the worsening
external conditions (the slowdown in global growth in both the US and the Eurozone and the
persistent difficulties of the European banking system) that restrain the export-led recovery of
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Hungary’s open economy. In its updated issue of the Report on Inflation, published on
September 22, 20111, the Central Bank of Hungary substantially lowered the growth
prospects of the real economy compared to its June forecast, with 1 percentage point to 1.6%
year-on-year in 2011, and with 1.2 percentage point to 1.5% in 2012. Growth continues to be
driven by net exports, and domestic demand may only effectively contribute to GDP growth
later, in 2013. The output hence may fall short of its potential level until 2012, and could only
return to it in 2013 (2.5% y/y at the end of 2013).

The consumer price index likely be anchored above the target of 3% until the end of 2012 due
to the announced increase in VAT taxes, but inflation may decrease rapidly afterwards as the
one-off effect of the increase in excise taxes wear off and the weak domestic demand holds,
driving the rate below the 3 percent target by the beginning of 2013. The central bank base
rate can stagnate in the short term due to turbulences of the financial markets and may be
reduced gradually over the medium run in line with the weak economic growth and the
induced disinflationary environment.

The weakening economic environment also draws a less favorable picture on the labor market
prospects. Since the beginning of 2011, only some more flexible forms have been able to
improve the private sector employment instead of the full-time fix form of employment.
Companies primarily fulfilled their new orders by utilizing their existing workforce more
intensely that came together with a relatively strong wage dynamics in the H1. However, the
loose labor market environment and the deteriorating growth prospects may together lead to a
slowdown in growth of private sector wages in the remaining part of the year. Overall, owing to
the measures adopted by the Government to stimulate labor supply on the one hand, and the
downgrading labor demand on the other, the rate of unemployment is expected to stabilise at
above 10%: it is not forecasted to drop below 10% until the end of 2013.

The participation rate is set to increase continuously: from around the current 56% to
approximately 58% until the end of 2013. The employment may gradually increase in parallel
with a pick-up in economic growth, only anticipated from 2013.

' This analysis is based partly on Section 1 titled “Inflation and Real Economic Outlook” of the Report on Inflation published on
September 22, 2011 by the Central Bank of Hungary. The forecasts reflect the information available as of September 13,
2011 but do not contain the effects of the government’s measures made public after this date, and having significant impact
on the 2012 year state budget, on the real economic outlook.
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The challenges facing the European banking system and the fiscal austerity measures aimed
at ensuring the sustainability of government debt will result in slower growth on Hungary‘s
major export markets, including the largest European economies. The growth in developing
economies may partly offset the poor performance of their developed counterparts, but signs
of overheating, for example on the Chinese real estate market, exacerbate the downside
growth risks affecting also the developing countries. Due to the gradual activation of large-
scale investments initiated in the automotive industry, the net export dynamics may
continuously contribute positively to Hungary's GDP growth in the coming quarters. On the
contrary, the continuously sluggish household consumption is expected to severely weigh on
the economy. Households’ cautiousness is fed by the increasing interest rates driven by the
turmoil in the financial markets, the restrained credit supply as well as the recent appreciation
of some major currencies that, through their net credit position, decreased considerably the
households’ disposable income. Even the expected positive effect of the disbursements to
members of the real returns on private pension fund in the H2 could be offset by the increased
uncertainty stemming from the deteriorating growth prospects and the more flexible labor
market conditions.

Investments in the private sector will most likely lag behind the previously forecasted amount.
The slowdown in production during the past years resulted in substantial surplus capacity,
while utilization of capacities is only inching slowly towards pre-crisis levels, in particular in the
service sector. The manufacturing sector has held up well during the financial crisis, however
a downturn is global economic activity may lead to the postponement of corporate
investments. Based on credit statistics, the conditions of bank lending have tightened further
in recent months, and thus over the short term the banking system is also not supporting any
pick-up in investment. Households’ investment may decline until the end of 2011, and from
that bottom no quick growth is foreseen in the coming periods. The stagnation of construction
permits at historically low levels and the continuation of subdued home price developments
point to weak housing market activity, which is a result of tight lending conditions.

Among the main GDP factors, the general government expenditure will mainly be influenced
in the coming years by the continuous and deepening fiscal austerity measures.
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The main economic indicators are outlined below.
Hungary — Main Macroeconomic Indicators
(% year-on-year)*

2007 2008 2009 2010 2011e 2012e
GDP 103.9 100.6 93.7 101.2 101.6 101.5
Household final consumption 101.5 99.3 93.3 97.9 100.4 100.6
Fixed capital formation 101.6 100.4 93.5 94.4 96.2 101.6
Export 115.8 104.2 87.8 1141 109.4 108.5
Import 112.0 104.3 83.0 112.0 107.6 107.7
Rate of unemployment 7.4 78 10.0 11.2 10.1 10.6'
(yearly average)
Gross nominal wages 108.0 107.5 100.5 101.4 102.1 102.3
Net real wages 95.2 100.7 97.6
Current account balance 6606  -7.504  +186 +2.017
(million euros)

in % of GDP -6.5 -7.1 +0.2 +2.0 +3.0 +4.2
Government budget balance
(billion HUFs) 1.308 907 919
in % of GDP -5.0 -3.8 -4.0 -4.3 +1.9 -3.7

Consumer price index 108.0 106.1 104.2 104.9 103.9 103.9
(yearly average)
Central bank base rate 7.50 10.00 6.25 5.75 6.002
(%, year-end)
10-year zero-coupon yield 7.08 8.25 7.99 7.92 8.232

(%, year-end)
HUF/EUR exchange rate

251.31 251.25 280.58 275.41 292.15°
(yearly average)

*: if not noted otherwise, ! year-end, 2 Fact figures, September 22, 2011

The Central Bank base rate was 6% at the beginning of 2011 however was increased in the
later part of the year to 7% in response to a depreciating forint. The Hungarian Forint (HUF)
fluctuated during 2011, at a rate of 264 to 317, which had a direct effect on households who
tended to hold their mortgages in Swiss Franc and Euro. Although households cost of
borrowing on EUR stabilised, the strength of the Swiss Franc made the situation worst for
those who are exposed to the CHF. Hungary is an export oriented economy with up to 90% of
GDP orientated around exporting industries, and depreciation of the Hungarian Forint has
assisted exporting companies to lessen the burden of the downturn in volumes and demand.

The hotel sector benefited with a lower HUF because room prices are quoted in EUR but paid

in HUF at the daily exchange rate, which means that more HUF was collected to pay for
operational costs that are primarily denominated in HUF.
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The Hungarian government instigated significant changes with income tax legislation
beginning from 2011 by introducing a flat tax system - 16% personal tax income - affecting
major part of the population. This is supplemented by the measure according to which families
raising children can reduce their income tax in ratio with the number of dependants. It needs
to be noted that the 16% flat tax is to be applied for taxation of capital gains, namely of
dividends, interest and exchange rate gains, and profit realised from real estate sales. From
2012 the VAT rate will increase to 27% compared to 25% during 2011, which makes the rate
the highest in Europe for most goods and services. However, the hotel room VAT remains at
a preferential rate of 18%, and there are no discussions for changing this rate.

Area Description

The Property is located on the Pest side of the city, in close proximity to the Danube and within
the prime hotel city-center hotel district. It is situated predominately within the tourist and
commercial city-centre with Jozsef Attila utca being a road arterial linking the Danube area to the
fashionable Andrassy utca. The District V is continuing to experience growth in new retail,
restaurant and offices development, which has provided uplift to the heart of Budapest. The
Property benefits from being located close to the major bridges crossing to/from Pest and Buda,
which are Lanchid, Margit and Erzsébet.

There are good communication links, with the closest metro station being Vérésmarty tér with
Metro line 1 running, and the metro interchange of Deak Ferenc tér. In addition bus stop 16 and
105 are stopping close to the Property, and trams 2 and 2A are within short a distance.

At present, there is no car park garage amongst the properties however there are confirmed
plans by the local authorities to construct an underground car parking facility with possible direct
access to the future hotel. Our understanding is that the hotel will conclude an agreement with
the future garage operator to provide a number of dedicated parking spaces.

Liszt Ferenc Airport (Terminals 1 and 2) is 21 kilometers south-east of Jozsef Attila tér and is
most conveniently accessible by automobile; however there are bus and train travel possibilities.
It takes approximately 25 minutes to travel by car to the airports. The Property also benefits from
its close proximity to the main arterial routes of M5 (South to Serbia, Romania), M1 (West to
Vienna and Western Europe), M7 (Balaton, Croatian and Slovenia) and M3 (Eastern Hungary
and Ukraine).
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The Hotel is centrally located and within short walking distance to most central attractions of the
city and a few minutes walk to the river Danube.

The Property Appraised

The Hotel is configured to provide the full scope of facilities required to provide a 5-star service.
The food and beverage outlets will service both hotel guests and outside patrons with an aim of
developing a signature restaurant, lobby lounge/bar with a net area of about 370 square meters
for the department. Conference/meeting space was significantly extended compared to the
previous plans to encompass approximately 335 square meters of space. It is an important fact
considering the benefits conference and meetings have in providing extra room nights.

According to current development plans provided by the Addressee guest room size will vary
and the average of net 30 square meters. The total number of guest rooms is 100, which is
according to the request by Steigenberger Hotels and approved by the owner. The building
permit allows for the development of up to 100 guest rooms, thus enabling the project to
maximise its development and revenue potential.

The Property will be developed over eight levels above ground, including the ground floor and
seven upper levels, in addition two below ground levels will be utilised. We have received floor

plans for all the sections of the hotel development.

The actual facilities and area size for the Steigenberger Hotel within each level is outlined in the

table below:
Summary of Net Areas
Netareas Netareas NGF  Area per room
sqg.m. in% % in sq.m.

1. Guest rooms 3,044 61.0 442 30.4
2.  Public areas 259 5.2 3.8 2.6
3. Food & Beverage 370 7.4 5.4 3.7
4. Conferences 335 6.7 4.9 3.4
5. SPAarea 223 4.5 3.2 2.2
6. Swimming area 0 0.0 0.0 0.0
7. Other areas 0 0.0 0.0 0.0
8.  Administration 147 2.9 2.1 1.5
9. Back of the house areas 578 11.6 8.4 5.8
10. Repair & Maintenance areas 36 0.7 0.5 0.4
11. Parking 0 0.0 0.0 0.0

TOTAL 4,992 100.0 72.4 49.9

Valuation / Transaction Consulting / Real Estate Advisory/ Fixed Asset Management



18 American
Appraisal

Summary of Gross Areas

Net area 4,992
sq.m. per room 50
Net area + function area 5,742
sq.m. per room 57
Net area +

Function area 5,742
Circulation area = 1,148
Net ground area 6,890
sq.m. per room 69
Net ground area + 6,890
Construction area = 1,033
Gross Area 7,923
sq.m. per room 79

From the tables above, we have determined that the total gross development area is estimated
at 7,923 sg.m., as indicated by the Addressees technical team and Steigenberger Hotels. In
addition, we consider that a gross area of 79 sq.m. per room is within the norms for a 5-star
development. We have not been provided with a copy of any building surveys or structural
reports, and have assumed that there are no defects that could have an impact on value.

We have not carried out any investigations or tests, nor have been supplied with any information
from the Addressee or from any relevant expert that determines the presence or otherwise of
pollution or contaminative substances or any other land (including any ground water).

In view of the characteristics and history of the Property we would not expect there to be any
outstanding environmental or archaeological issues and therefore these are not expressly
excluded from the relevance of this valuation.

Based on our knowledge of the land prices in the prime District V of Budapest, we consider a
split of value between Land and Building based on the current residual price of EUR 11,900,000
below, with consideration to the present condition of the building and land values within the
District V and surrounding districts of Budapest based on comparative information:

* Land: EUR 9,900,000
* Building: EUR 2,000,000
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Statutory Consideration

We have assumed that the building specification are able to satisfy all the requirements of
modern 5-star international hotel building regarding safety, soundproofing systems, high voltage
power supply, fire, security, energy efficiency and other technical aspects. In addition, the hotel
property will be developed in consultation with the technical services team of Steigenberger
Hotels in advising the company’s standards and to monitor its conformity.

Our valuation has been undertaken on the basis that the external and internal design and layout
will be completed to fulfill the standards and requirements of the hotel operator.

We understand that the conceptual development has received local government consent and
that zoning for a hotel in the area is acceptable. In addition, the legally building permit and the
extension permit were received. Construction of the Steigenberger Hotel needs to be completed
by 2016. The Addressee has advised us that plans are underway to start construction works in
September 2012 subject to bank financing approval.

We have received information from the General District Development Ordinance (GDDO) and
have sighted the appropriate zoning plan reference 29/2004.VI1.04. B-LO. for the District V and
confirm that the Property has received the VK-V zoning classification as outlined in the
appendices. This entails that land plots in the VK-V building zone should be developed
according to the following types of buildings:

* Office Building;

* Public institution;

¢ Administration building;

* Lodging and accommodation building;
e Sports related building; and

e Parking garage

The buildings within the VK-V zone can utilize the building for the following purposes:

* Retail;

* Office;

* Service;

e Cultural;

* Hospitality;

* Entertainment;
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* Medical,

* Ecclesiastical;

e Social; and

* Unobtrusive handcraft.

The subject zoning does not allow a residential function on the ground floor areas. It is stipulated
in the zoning requirement that additional floors may not be added onto the existing roof structure
that faces the street. A new floor can be added on the interior facade with the interior courtyard
enlarged by 4.5 meters.

The main criteria of the “VK-V” zoning are as follows:

Description VK-V
Minimum land size 800 sgm
Minimum land width 18 m
Maximum built-up ratio* 80% (100%)
Minimum landscaped area™™ 10% (0%)
Floor Area /Land ratio*** 5.5(6.0)sgm/sgm
Minimum building height 16 m
Maximum building height 25m

* 100% built-up ratio can be applied for parking garages. In case of retail, 100% built-up ratio can be applied for the
basement, the ground and 1-2 floors only.

** 0% landscaped area can only be applied in case of construction underground parking facilities.

*** Maximum 6.0 sgm/sgm Floor Area /Land ratio can be applied if some areas on the ground floor are given to public
use.

We have valued the Property on the basis that zoning, planning and building permits have been
received for a maximum of 100-guest room and suite hotel of 5-star standard.

It should be pointed out that we are not planning consultants and a more detailed commentary is
not included in the scope of this report. Should the Addressee require additional information in
this regard, they should consult a specialised firm of planning consultants.

Upon completion of construction our valuation assumes that the Property has the benefit of all

trading licenses and hotel operating authorisation from the local government required for its
unhindered hotel function.
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Tenure

We have been provided with a copy of the Land Registry Extract and cadastral map relating to
the Property, included in the Appendices.

We understand that the Property is located on a plot with a total land surface area of 1,779
sg.m. The land plot is registered in the Land Registry of the Budapest V district, under the land
register number 24484. The current owner according to the land registry is still “Nador Palace
Ingatlanhasznosité Kft”. Our understanding is that the owning company is part of CEE Hotel
Holdings B.V, which is owned 100% by Inventech Central Hotels from Tel Aviv.

There is no reference to the plot being subject to approval by the archaeological surveys.
According to the Land Registry the Property is a heritage listed/protected building, however
there has been an additional reference made on the 03.09.2004 that the building’s character is
like a heritage building “Miemlék jelentéségl terilet” and approval is required by the heritage
environmental office. This means that changes to the building, such as developing more floors
are now permitted subject to approval. This approval has now been granted as part of the
Building Permit.

There is a mortgage placed on the building by HVB Bank Hungary ZRT., and a “right of first
refusal” on behalf of HVB Bank Hungary ZRT for the duration of the financing term, which
expires on 15.11.2011 by the same bank. The amount of mortgage placed on the Property is to
the value of EUR 8,996,000.

Further notations in the land registry include pipeline easement right to the benefit of ELMU
Halozati Kift. for six square meters area and request of ELMU Halozati Kift. for registration of
pipeline easement right.

Details of title/tenure under which the Property is held was provided. However we have not
generally examined nor had access to all the deeds or other documents relating thereto. Where
information from deeds or other documents is recorded in this report this represents our
understanding of the relevant documents based on the information received.
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Tenancy

We understand that the owner of the Property Nador Palace Kft. signed the final Lease
Agreement with Steigenberger Hotels A.G. The commercial terms of the agreement are in line
with the Memorandum of Understanding that was outlined in the previous report. The signing of
the agreement has been anticipated and now finalised in January 2012.

We summarize the principle terms of the signed lease agreement with Steigenberger Hotels.

Term of Lease  The initial term of the operator agreement is 20 years with a mutual

Agreement: agreed right to renew the agreement with two additional and
consecutive periods of 5 years each.

Proposed Variable Lease: 26% of the hotel’s total net revenue

Lease Rent:

Minimum fixed lease rent:
* Year 1: EUR 730 per room per month
* Year 2: EUR 750 per room per month
* Year 3: EUR 770 per room per month
* Year 4 and subsequent years: rent rises by 75% of the
MUICP index published by the European Commission

A cap of EUR 2.77 Million is placed on the total shortfall amount
between the minimum rent and variable rent, if any.

Guarantees: Corporate Guarantee from Steigenberger Hotels AG,
which is the holding company of the group. The amount of
guarantee is effectively EUR 2.77 million.

Maintenance responsibility:
* Lessee is responsible to pay for operational related
maintenance and for replacement of FF+E;
* Lessor is obligated to repair and maintain the structural
aspects of the building only.

Right of First Refusal: The Lessee has the right to acquire the
property in the future should Lessor decide to sell.

FF+E Budget: The maximum amount that can be spent for FF+E,
which includes the kitchen and Small Operating Equipment is EUR
29,000.

Pre-opening Budget: The Lessor will invest into a pre-opening
budget of EUR 300,000 to cover this phase of the development.

Development Consultancy Services or Technical Services: The
Lessor will pay a technical services fee of EUR 150,000 to the
Operator in installments during the development.
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The agreed terms of the Lease Agreement will affect the viability of the Property in the long term
and its investment value.

Previous Valuations

Within the past 3 years, we have been advised and viewed the previous report provided by the
Addressee of the valuation completed by Cushman and Wakefield in Hungary for June 2009.
The valuation purpose of the previous valuation was for “reporting purposes for the Israel
Securities Exchange and for the financial statements of the company as of 30 June 2009”. In
addition, we completed a valuation report for year-end 31 December 2009 and 2010 for reporting
purposes. The difference in value between these reports does not signify a value difference of
20% or more.

Valuation / Transaction Consulting / Real Estate Advisory/ Fixed Asset Management



24 American
Appraisal

VALUATION

Introduction/Methods

The appraisal was made to express an opinion, as of 31 December 2011, of the fair market
value of the corner building at Nador Jézsef tér 1 and Jozsef Attila utca 3 in Budapest,
appraised on the premise of open market sale and orderly liquidation. We have valued the
Property for deriving the fair market value of the Property for reporting purposes for the Israel
Securities Exchange and for the financial statements of the company as of 31 December 2011
that will be publically published.

Definitions of the fair market value and the valuation premises appear in the introduction and
descriptive information section of this report. The appraisal included a personal inspection of
the designated property.

There are three internationally accepted approaches to value, namely the cost, market and
income approaches.

Briefly, the cost approach considers the cost to reproduce or replace the property appraised.
From this amount an allowance is deducted for any depreciation or obsolescence present,
whether arising from physical, functional, or economic causes. The cost approach entails adding
a market derived land value to an adjusted (depreciated) cost estimate of the improvements in
order to arrive at a value for the property as a whole.

The sales comparison approach considers prices recently paid for similar property, with
adjustments made to the indicated market prices to reflect the condition and utility of the
appraised property relative to the market comparative.

In the income capitalization approach, an estimate is made of prospective economic benefits
of ownership. These amounts are converted into an indication of net present value through

discounting and capitalization techniques.

In any appraisal study, all three approaches to value must be considered, as one or more may
be applicable to the subject property. In this appraisal, the market approach was considered
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inapplicable due to the lack of market sales comparables. We have considered the development
cost of the project in order to determine the residual value of the land and building. The income
approach was applied for the valuation of the subject real estate with consideration and
benefit of the potential cash flow from operations under a Steigenberger Hotel brand. Once
the value of the income approach was determined we deducted the development cost to
reach the residual fair value of the property.

Income Approach

Investment properties such as the subject are normally valued based on their ability to generate
income and on anticipated change in value. Hence, analysis of a property in terms of its ability to
provide sufficient net annual return on investment capital is an important means of developing a
value indication. This estimate is developed in the income approach by capitalizing the projected
total EBITDA at a rate acceptable with investment risks inherent to the ownership of the
property. Such a conversion of income considers competitive returns offered by alternate
investment opportunities.

The first step in the income capitalization approach is to estimate the gross income, which can
be generated by the appraised property. In this case it is the estimated turnover rental income,
calculated on the basis of the Total Net Hotel Revenue and multiplied by 26%. The value of the
property can then be estimated through two capitalization techniques; the direct capitalization
technique and discounted cash flow analysis. The direct capitalization technique involves
converting the stabilize years total EBITDA income into an indication of value. The discounted
cash flow technique considers the conversion (discounting) of variable income streams over a
multi-year projection period into a net present value estimate. The discounted cash flow
analysis takes into consideration the timing, frequency, and magnitude of the variable income
stream, which the property is expected to generate. With this method, the future cash flows
are projected over a holding period; these amounts plus the reversion value are discounted at
an appropriate yield (discount) rate to a present value estimate.

This method defines the differences in the timing of the cash flows by discounting their
present worth and recognizes that income due and receivable sometime in the future is less
than income received today. Both income methods were applied for the valuation of the subject
property and the average of the two was considered to be the gross Fair Value.

We have projected and valued the Property based upon our local knowledge of the 5-star
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boutique hotel market in Budapest and have crossed referenced our knowledge of market

conditions with industry norms. In addition, we have had input from Steigenberger Hotels
regarding their anticipated revenue over a 10-year period. Our estimated revenue turnover
amounts for future years were vital to calculate and determine rental income based on a
turnover lease agreement with Steigenberger Hotels. Please note that a full breakdown of the
projected performances is in accordance with the Uniform System of Accounts for Hotels, and
are set out in the Appendices.

Future projections in present values

YEAR

Occupancy
(%)
ADR (EUR)

Rooms
Revenue.
F&B Revenue.
(01,113
Revenue
Total Revenue

Rental Income

1 2 3 4
58% 65% 68% 72%
142 148 154 158
EUR % EUR % EUR % EUR %
‘000 ‘000 ‘000 ‘000
3,006 67.0% 3,511 64.2% 3,822 60.3% 4,152 56.8%
1,279 28.5% 1,668 30.5% 2,155 34.0% 2,705 37.0%
202 4.5% 290 5.3% 361 5.7% 453 6.2%
4,487 | 100.0% 5,469 | 100.0% 6,339 | 100.0% 7,310 | 100.0%
1,167 26% 1,422 26% 1,648 26% 1,900 26%

We detail below the primary points we have considered in the preparation of our operating

projections:

= 10-year projection period was employed in the cash flow model in order to derive Total
Revenue from operations. This is pivotal in determining the reasonable total rental
income that the Lessor can anticipate in the initial ten years.

= We have taken into consideration the future Lease agreement with Steigenberger
Hotel and have reflected these proposed operating conditions in our valuation. We
consider them at market levels. In addition, we cross-referenced with the anticipated
results of the operator. We have made some changes in our operating projections
compared to the previous report.

= We have applied an occupancy rate of 58.00% in Year 1, 65.00% Year 2 and 72.00%
in the stabilised Year 4. The stabilised year is where we consider that no further
increase in occupancy will be achieved, based on today’s market. To arrive at these
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projections, we have crossed referenced our knowledge of market conditions in
Budapest, number of guest rooms available and Steigenbergers’ operating experience
and brand positioning. We have slightly increased the anticipated occupancy rate in
the future compared to the previous report, to reflect on the rebound in occupancy
levels in Budapest in 2011 and planned improvement for 5-star hotel occupancy by the
year the hotel will open.

We consider occupancy should be sustained over time due to continual improvement
of Budapest as a prominent leisure tourist and business destination. We anticipate the
Steigenberger Hotel will target both the leisure and corporate market, which is the
case in other countries.

Our occupancy projections take account of general market levels and make positive
adjustments for:
Prime location;

o New hotel concept and brand on the market;
o European market focused operator;
o Strong sales and marketing presence in key inbound countries for the current

Budapest market;

Central reservation system within the Steigenberger; and

Increased leisure and corporate activity in Budapest over the medium to long-
term.

We have built up the occupancy over a 4 year period in order to reflect that the hotel
and brand will be new to the Budapest market and will require time before it can
operate at its full potential. It is usual that upon opening, hotels report lower levels of
occupancy, before the market gets acquainted with the hotel and occupancy levels
stabilise at a certain level.

We are of an opinion that the ADR in present values (excluding inflation) is built up
from EUR 142 in Year 1 to EUR 158 in the stabilized Year 4, representing a compound
annual growth rate of 3.62%, which we consider reasonable and a conservative
estimation. However we have adjusted our actual ADR projection compared to the
previous report, where we budgeted an ADR of EUR 150 in Year 1. The reason is that
5-star hotels entering the market in Budapest over the coming years will face more
challenging pricing conditions during the properties stabilisation period.
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= Revenue Profile - We have assumed (from the stabilised year) that 56.80% of total
hotel income is derived from room sales, 37.0% from food & beverages, 2.00% from
conference, 2.2% spa and 2% other income, grouped together represents 6.2% in the
table above. This revenue mix will fluctuate year on year, especially during the initial
stabilisation period; however we estimate that this will be a sufficient guide to the
hotels operating business model. The well-proportioned mix between rooms and food
and beverage is reflective of the anticipated high profile restaurant and bar that is
planned for the location, which is planned to cater to both guests and local community
visitors.

= Rental Income — The proposed rental amount is based on a percentage, i.e. 26%, of
Total Net Hotel Revenue. The percentage is fixed during the initial term of the Lease,
which is 20 years. Although, there is a minimum fixed rental payment agreed for each
year between the parties, based on future projections the Lessor can expect to receive
rental payment above the minimum rent during the initial contractual term.

Capitalization and Discount Rate

In assessing the Fair Value of the Property we have applied an investment yield to our
estimated EBITDA projections. We have also undertaken a discounted cash flow on the future
estimated income streams assuming a 7.5% capitalization rate on the stabilized Total EBITDA
cash flow and applied a discount rate of 10.5%% for our discounted cash flow. The
capitalization rate is what we consider to be appropriate for the Steigenberger Hotel given its
location, market positioning, earning capacity, management expertise and branding. This
reflects our opinion of what the investment market would pay at the valuation date based on
the hotel being developed as detailed herein.

The vyield allocated for the future Steigenberger Hotel takes into consideration not only the
prime city-center location, but also the premium paid for lease agreements compared to a

management agreement structure.

The DCF model used for valuation of the subject property, including the above-mentioned
parameters, is included in the exhibit section of this report.
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Gross Development Value

We undertook a Gross Development Appraisal to determine the projected cost of
development and have taken into account the residual value of the land and building after
subtracting the Investment value of the future hotel. Our Gross Development Value, amongst
other factors, is sensitive to certain assumptions. We have not run a sensitivity analysis on
different factors such as capitalization yield, inflationary increases and other factors that may
influence. It must be borne in mind that development appraisals are inherently dependent on
accuracy of information supplied and as the development progresses we recommend that any
potential lender or third parties have further development appraisals carried out when actual
costs are known.

We have relied upon the development timing as provided to us and have cross referenced
with our own experience and have assumed that re-construction and refurbishment works will
start by September 2012 and that the existing building will be reconstructed/refurbished to a
hotel. We have taken into consideration that the hotel will be completed by January of 2015,
for an opening in February 2015.

The timing of the development is dependent on the specification of the hotel and the timescale
proposed by the developer. We believe that the construction timing is appropriate for a
development of this type of property. If the development alters from that contained herein then
we reserve the right to adjust our valuation accordingly.

We have applied a Developer’s Profit on Cost of 15.00% in this appraisal, which is higher
compared to the previous report. In our opinion this is a reasonable allowance that a
Developer would consider to reflect the risk of such project, and within the current anticipated
developer’s profit margins in Budapest, and consideration has been given to the stage of the
development process.

We have applied an average construction cost of c. EUR 800 per sqg.m. for the hotel (c. 7,923
sg.m.). This reflects both the refurbishment and new construction works. The construction
costs per sq.m. remains the same compares to the previous year because there is no real
construction price increases in the market. There might be an opportunity to negotiate a lower
rate, however we are not willing to reduce the construction cost per sq.m. until we receive
tangible evidence. We have reviewed the actual layout and configuration demands by the
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Steigenberger Hotels and they have changed compared to the previous report. The gross
sg.m. is now lower, which affects the construction and refurbishment costs. The reduced
amount is indicated in the Development Appraisal.

Construction costs do not include Furniture, Fixture & Equipment (FF&E), which based on the
agreed Steigenberger Hotel standards was increased to an estimated c. EUR 17,500 per
room (including public areas). In addition, Kitchen and operating equipment costs are
projected to be in range of EUR 450,000. In total, FF&E and kitchen/operating equipment
costs are estimated in the range of EUR 2,200,000.

Typically hotel development costs are higher then office or residential. The variance in price
usually correlates with the degree of specification and the FF&E level of standard requested
by the operator. The construction cost of the proposed hotel is at the market range when
considering this type of hotel and the fact that part of the building will be just a refurbishment.
We have taken into consideration the present downturn in the construction industry in
Budapest, and the opportunity to negotiate more favorable terms and prices with constructors.

We have included an additional cost to reflect the pre opening expenses the Developer has
agreed with Steigenberger Hotels, which is EUR 300,000. This includes costs such as the
general manager’s pre opening salary, staff training, travel costs and sales & marketing
activities. However it does not include working capital necessary at the onset of opening the
hotel. The Lessee will provide the working capital, which is the normal circumstance under a

Lease Agreement.

We have relied upon our own experience of soft construction cost information. The
percentages that were relied upon for our valuation are based on a percentage of construction
cost and are based on our market experience in the CEE region of similar projects of this
scale and typically payable in open market situations though this may differ depending on the

degree of difficulty of the project and owner.

In addition to these soft construction costs, we have assumed EUR 150,000 as Technical
Service Fee. The technical services fee is specific to hotel developments and represents the
cost for using the hotel operator technical services team during the development phase of the

project. It is generally the norm that technical services teams start advising on the plans and
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interior design at the early stage of the development process up to the completion of the
project in order to assure the developer that the hotel is being constructed to the necessary
standards. This will help developers to create a built-to-suit type of hotel that will comply with

the operator brand standards.
A finance rate of 5.00% is employed in our appraisal. We took into consideration present

EURIBOR rate plus banking margins. Obviously this will be a point of negotiation with a

lender; in the meantime we have adopted a currently realistic and achievable rate.
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CONCLUSION

Based on the investigation and premises outlined in the report, it is our opinion that, as of 31
December 2011, the Fair Market Value of the property located on the corner of Nador Jozsef
tér 1 and Jozsef Attila utca 3 in Budapest appraised under the premise open market sale is
reasonably represented by the amount of ELEVEN MILLION AND NINE HUNDRED
THOUSAND EUROS (EUR 11,900,000). Further, it is our opinion that, as of the same date,
the designated property's Fair Market Value on the premise of Orderly Liquidation is
reasonably represented by the amount of SEVEN MILLION AND NINE HUNDRED
THOUSAND EUROS (EUR 7,900,000).

Our concluded values are net values excluding VAT.

We have not investigated the title to or any liabilities against the properties appraised and no
responsibility is assumed for these matters.
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EXHIBITS

Development Appraisal

Projections Present Value

Projection Future Value

Valuation Model

Land Register Paper

Steigenberger Hotels Public Announcement of Sighing Lease Agreement
Extension of Building Permit

Certificate of Appraiser
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Steigenberger Hotel
Hotel Development Appraisal

REVENUE
Investment Valuation (Steigenberger Hotel Budapest)
Manual Value
NET REALISATION 25,010,000
OUTLAY
ACQUISITION COSTS 11,865,132
Residual Land and Building Price
CONSTRUCTION COSTS
Construction m?2 Rate m? Cost
Steigenberger Hotel 7,923.00 €800.00 6,338,400 6,338,400
Developers Contingency 5.00% 316,920

316,920
Other Construction
Furniture, Fixtures and Equipment 1,750,000
Kitchen & Operating equipment 450,000
Pre-opening Expenses 300,000

2,500,000

PROFESSIONAL FEES
Architect 100,000
Quantity Surveyor 50,000
Structural Engineer 75,000
Mech./Elec.Engineer 75,000
Project Manager 75,000
C.D. Manager 50,000
Technical Service Fee 150,000

575,000
FINANCE
Interest at 5.00%
Land and Building 1,200,000
Construction 500,000
Total Finance Cost 1,700,000
TOTAL COSTS 23,295,452
OWNER’S PROFIT 1,714,548
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YEAR 1
No of Rooms 100
Rooms Sold 21,170
Occupancy 58.0%
ADR 142.00
RevPAR 82.36
Growth (RevPAR) N/A
REVENUES ('000s)

Rooms 3,006.17
Food 785.2"7
Beverage 35897
Bangqueting ( inc. Conferencing F&B) 134.6"

Total Food and Beverage 1,278.77

C ing (Room Rental ) 4497

Spa 67.3"

Other Income 89.77

4.486.5

RENTAL INCOME

26.00%

67.0%
17.5%
8.0%
3.0%
28.5%
1.0%
1.5%
2.0%
100.0%

100
23,725
65.0%

153.92
100.05
21.5%

3,651.87
1,023.97
5119”7
199.1"
1,734.97
8537
10247
113.8 "

5,688.1

64.2%
18.0%
9.0%
3.5%
30.5%
1.5%
1.8%
2.0%
100.0%

100
24,820
68.0%

166.57
113.27
13.2%

413427
1,371.2"
685.6"
274.27
2331.07
166"
13747
13717

6,856.0

60.3%
20.0%
10.0%
4.0%
34.0%
1.7%
2.0%
2.0%

100
26,280
72.0%

177.73
127.96
13.0%

467077
1,809.17
904.57
32897
304257
16457
180.9 "
164.5 "

8,223.1

2,138.0

56.8%
22.0%
11.0%
4.0%
37.0%
2.0%
2.2%
2.0%

100.0%

5
100
27,010
74.0%
189.52
140.24
9.6%

511897
1,982.7"7
991.37
360.5"
3,334.5"
18027
19837
180.2 7
9,012.1

2.0%
100.0%

100
27,010
74.0%

197.10
145.85
4.0%

532367
2,06207
1,031.0"
37497
3,467.87
18757
20627
18757
9,372.6

2,436.9

56.8%
22.0%
11.0%
4.0%
37.0%
2.0%
22%
2.0%
100.0%

100
27,010
74.0%

204.98
151.69
4.0%

5,536.6 7
2,144.47
1,072.2"
389.9"
3,606.67
19497
21447
194.9 7
9,747.5

2,534.3

56.8%
22.0%
11.0%
4.0%
37.0%
2.0%
22%
2.0%
100.0%

N/A

2,635.7

56.8%
22.0%
11.0%
4.0%
37.0%
2.0%
2.2%
2.0%
100.0%

N/A

100
27,010
74.0%

221.71
164.06
4.0%

5988.37
231947
1,159.77
42177
390097
21097
23197
21097
10,542.8

2,741.1

10
100
r 27,010
74.0%
230.58
170.63
4.0%
56.8% 6,227.9 56.8%
22.0% 2412.2 22.0%
11.0% 1,206.1 11.0%
4.0% 438.6 4.0%
37.0% 4,056.9 37.0%
2.0% 2193 2.0%
2.2% 2412 2.2%
2.0% 219.3 2.0%

100.0%

10,964.6

N/A

WE DO NOT WARRANT THAT THE PROJECTED FIGURES WILL BE ACHIEVED BUT BASED ON OUR KNOWLEDGE OF CURRENT MARKET CONDITIONS AT THE DATE OF VALUATION WE ARE OF THE OPINION THAT THEY ARE SUITABLE FOR VALUATION PURPOSES
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100 100
21,170 23,725 24,820 26,280 27,010
58.0% 65.0% 68.0% 72.0% 74.0%

142.00 148.00 154.00 158.00 162.00

82.36 96.20 104.72 113.76 119.88
N/A 16.8% 8.9% 8.6% 5.4%

3,006.1 67.0% 3,511.3 64.2% 3,822.3 60.3% 4,152.2 56.8% 4,375.6 7 56.8%
785.2 17.5% 984.5 18.0% 1,267.8 20.0% 1,608.3 22.0% 1,694.8 22.0%
358.9 8.0% 492.2 9.0% 633.9 10.0% 804.1 11.0% 847.4 7 11.0%
134.6 3.0% 191.4 3.5% 253.6 4.0% 292.4 4.0% 308.1 " 4.0%

1,278.7 28.5% 1,668.1 F 30.5% 21552 F 34.0% 2,704.8 ¥ 37.0% 2,850.3 37.0%
44.9 1.0% 82.0 1.5% 107.8 1.7% 146.2 2.0% 1541 7 2.0%

67.3 98.4
89.7 109.4

TOTAL REVENUE 4,486.8 5,469.3

TOTAL RENTAL INCOME 1,167 1,422

TOTAL EBITDA 1,167 1,422.0
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1,167 1,479 2,343 2,437 2,534 2,636 2,741 2,851 End Value
0 0 0
1,167 1,479 2,343" 2,437" 2,534" 2,636" 2,741" 2,851" 38,010

23,886,190

26,399,967

25,140,000

125,700

Valuation / Transaction Consulting / Real Estate Advisory/ Fixed Asset Management




Budapesti 2. szami Korzeti Foldhivatal
Budapest XIV.Bosnydk tér 5. 1590 Pf. 101 Oldal: 172

E-hiteles tulajdoni lap - Szemle masolat
Megrendelés szam:8000004/43715/2012

2012.02.07
BUDAPEST V KER, Szektor : 34
Belteriilet 24484 helyrajzi szam
1051 BUDAPEST V.KER. Jbézsef Attila utca 3.
LRESZ
1. Az ingatlan adatai:
alrészlet adatok teriilet kat.t.jov. alosztdly adatok
mivelési ag/kivett megnevezés/ min.o ha m2 k.£fill. ter. kat.jov
ha m2 k.fill
- Kivett irodahédz - 0 1779 0.00
4. bejegyzd hatdrozat: 197855/1995/95.10.31
Muemlék
5. bejegyzd hatarozat: 292342/2/2004/04.09.03
Miemléki jelentdségll teriilet
6. bejegyzd hatérozat: 75188/1/2009/08.03.06
Miemléki koOrnyezet
7/2005.(III.1.)NKOM. sz. rendelet.
ILRES Z

9. tulajdoni héanyad: 1/1
bejegyzd hatédrozat, érkezési iddé: 39152/2/2007/06.11.15
jogcim: adasvétel
jogdllas: tulajdonos
név: NADOR PALACE INGATLANHASZNOSITO KFT.
cim: 1052 BUDAPEST V.KER. VAaci utca 12.1/4

ILRES Z
12. bejegyzd hatérozat, érkezési idd: 62305/1/2008/08.05.26
Egyetemleges keretbiztositéki jelzdlog 8 996 000 EUR,azaz
nyolcmillié-kilencszéazkilencvenhatezer EUR erejéig.
jogosult:
név: HVB BANK HUNGARY ZRT.
cim : 1054 BUDAPEST V.KER. Szabadsag tér 5-6.

13. bejegyzd hatérozat, érkezési idd: 62305/1/2008/08.05.26
Vételi jog 2011.11.15-ig
jogosult:
név: HVB BANK HUNGARY ZRT.
cim : 1054 BUDAPEST V.KER. Szabadsag tér 5-6.

14. Dbejegyzd hatdrozat, érkezési ido: 62305/1/2008/08.05.26

- a 24481/1 és a 24484 hrsz-u ingatlanok lejegyzés utdn egyesitve 24484 hrsz alatt 1779 m2.
teriilettel,valtozatlan tulajdoni &ll4s mellett.

Folytatas a kovetkezo lapon



Budapesti 2. szami Korzeti Foldhivatal
Budapest XIV.Bosnydk tér 5. 1590 Pf. 101 Oldal: 272

E-hiteles tulajdoni lap - Szemle masolat
Megrendelés szam:8000004/43715/2012

2012.02.07
BUDAPEST V.KER. Szektor : 34
Belteriilet 24484 helyrajzi szam
Folytatas az €l6z0 laprol
ILRESZ
17. bejegyzd hatdrozat, érkezési idd: 66625/1/2010/10.08.05
Vezetékjog
6 m2 teriiletre.
jogosult:
név: ELMO HALOZATI KFT. tOrzsszam: 72741132
cim : 1132 BUDAPEST XIII.KER. VAaci Gt 72-74.

18. bejegyzd hatdrozat, érkezési idd: 76639/2/2010/10.10.19

Vezetékjog

2 m2 teriiletre, VMB-143/2010.

jogosult:
név: ELMO HALOZATI KFT. tOrzsszam: 72741132
cim : 1132 BUDAPEST XIII.KER. Vaci at 72-74.

19. bejegyzd hatarozat, érkezési idd: 214919/1/2011/11.04.11
Vételi jog  2016.04.04-ig

jogosult:
név: UNICREDIT BANK HUNGARY ZRT.
cim : 1054 BUDAPEST Szabadsdg tér 5-6.

Az E-hiteles tulajdoni lap masolat tartalma a kiadast megeldzO napig megegyezik az
ingatlan-nyilvantartasban szerepld adatokkal. A szemle masolat a fenndlld bejegyzéseket,
a teljes masolat valamennyi bejegyzést tartalmazza. Ez az elektronikus dokumentum
kinyomtatva nem mindsiil hiteles bizonyitd erejl dokumentumnak.

TULAJDONI LAP VEGE
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SIGNING OF LEASE AGREEMENT ANNOUNCEMENT

Inventech Central Hotels Ltd (hereinafter: the Company)

Tel Aviv Stock Exchange Ltd

(Through the electronic reporting system)
Dear Lady, Sir,

Subject: Immediate report

Following immediate report of the Company from 2nd of December 2011(ref no:2010-01-
705402), the Company is reporting that a subsidiary of the Company, Nador Palace
Kft(hereinafter: "Nador" or "Lessor") signed on 19" of January 2012 with Steigenberger Hotels
AG(hereinafter: "SH" or "Lessor") an agreement to lease hotel "Nador Palace"(hereinafter: the
Agreement")

Based on the Agreement, Nador will lease to SH the 5 star hotel (under development) and is

named "Nador Palace", located in Budapest, Hungary (hereinafter:"the Hotel").

Based on the Agreement, inter alia, the following agreed terms were set:

1) Lessee will lease the Hotel from the day it becomes operative, after receiving the
occupancy permit and will operate it in a 5 star standard under the name: "Steigenberger
Hotel Nador Palace"

2) Lessor leases the Hotel for a period of twenty years as of completion of construction with
an option for either party to extend the lease with further two periods of five years each

3) As a consideration for the lease fee, Lessee will pay to Lessor 26% of its revenues in the
Hotel, revenues which are not less then the agreed minimum annual lease fee as set in the
Agreement equal to a total of 924 thousand Eur. For this purpose, Lessee will provide Lessor
with Lessee's mother company guarantee.

4) During the construction period and till the opening for operation, Lessee will provide
technical consulting.

5) Furthermore, Lessee has a first refusal right in case of sale of the Hotel by the Lessor. In
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addition, parties agreed that after eight years of operation, Lessor may terminate the
Agreement with entitlement for an agreed minimum compensation of 500 thousand Eur to
Lessee which is gradually reduced along the operation period so that as of year 15 of
operation no compensation is paid.

6) Lessor is entitled to terminate the Agreement if either building permit or bank finance were
not obtained within four months from the Agreement becoming effective. The Agreement is
subject to receipt of approvals from the authorized organs of each of the parties. It is agreed
that if within eight weeks from signing of the Agreement either of the parties did not approve

the Agreement, the Agreement is terminated.

Note is given to the company's assessment to the progress and completion of the Hotel
and its operation thereof, including the obtaining of the required occupancy permits as
specified, is future forecast information, as defined in the "Law decree on securities
1968". Such assessments may not materialize, in part or entirely, or may materialize
with deviation in compare to what was expected, as a result of changes in time table

set for the project or expectations regarding the obtaining the required permits.

Sincerely

Inventech Central Hotels Ltd

Valuation / Transaction Consulting / Real Estate Advisory/ Fixed Asset Management



Dr. Szengofszky Richdrd Ugyvédi Iroda
1052 Budapest, Haris koz 6. mfsz. 1.
Tel.:4110396, 06702342024, Fax: 4110397
e-mail: sengoiur@hotmail.com

Nador Palace Kft.
Vérkonyi Andor projektigazgato r részére

targy: Tajékoztatod

Tisztelt Projektigazgaté Ur!

Kérésének megfelelen tajékoztatom Ont, hogy a cége tulajdonaban all6 24484. hrsz-1, 15363
milemléki térzsszamu €s természetben a Budapest V. keriilet Jozsef Nador tér 1. és Jozsef
Attila u.3. szamu egyedileg védett miemléki és milemléki kornyezeti védelem alatt allo
ingatlant €rint6, meglévd irodaépiiletekbdl ,.Buotique™ Hotel kialakitasa kapcsan, a Budapest
Févaros Korményhivatalanak Kulturalis Orokségvédelmi Irodaja altal 460/0684/25/2008.
szamu 2008. 10. 30-4n kelt jogerds épitési engedélyének megfeleléen az épitésigazgatasi
eljaras jelenlegi allasa a kovetkez6:

1.

a nevezett épitési engedély a kulturdlis 6rokség védelmérdl szold 2001. évi LXIV,
torvény 43.§ (1). és (2). bekezdései alapjan miliemléki és 6rokségvédelmi kikotéseket
tartalmaz. Ennek megfeleléen az ingatlan k6 és fém elemeire 2011. 09. 28-an
restauratori-kutatdsi  engedélykérelmet adtunk be a Budapest Févaros
Kormanyhivatalanak ~Kulturalis Orokségvédelmi Iroddjahoz, mely Iroda a
460/2201/6/2011. szam1 2011. 10. 18-4n kelt hatdrozataban ezt engedélyezte. Tovabbi
kotelezettség, hogy a nevezett milemléki kikotések koziil a fal és faanyag restauratori-
kutatdsokra engedélykérelmet kell még eldterjeszteniink a Budapest Fovaros
Kormanyhivatalanak Kulturélis Orokségvédelmi Irodajahoz,

tovabba nevezett kutatasi engedélykérelmiinkkel kérvényeztiik, hogy a restauratori-
kutatdsi tevékenység megkezdését, mint épitbipari Kkivitelezési munkalatok
megkezdését, az é€pitésligyi hatdsdgi eljardsokrol és az épitésiigyi hatdsagi
ellenOrzésekrol szolo 193/2009.(IX.15.) Korméany rendelet 45/A.§ (2). bekezdés a.)
pontja szerinti az épitéstigyi hatésagi eljarasokrél, valamint a telekalakitasi és
épitészeti-tervdokumentaciok tartalméarél szolé 37/2007. (XI1.13) OTM rend 1.
melléklet IV. oszlop 1. pont a.) alpontja, illetve I. oszlop 5. pont a.) alpontja alapjan a
193/2009. (IX. 15.) Kormany rendelet 45/C.§ (1). bekezdése szerint az Iroda
nyilvantartasba vegye. Nevezett kérelmiink iktatasat kovetéen 2011. 09. 28. napjatol 5
éven beliil hasznalatbavételi engedélyt kell kérni a nevezett ingatlanra, azaz a teljes
kivitelezési munkalatokat a meghatérozott véghataridéig be kell fejezni.

Kérem levelemben foglaltak tudomasulvételét, és allok tovabbi szives tdjékoztatasukra, varom
utasitdsaikat.

Budapest, 2011. november 3.

Tisztelettel: dr. Szengofszky Richard

ligyvéd



Attn: Nador Palace Kft.

Project Manager
Re: Information
Dear Sir,

Upon your request please find below update on the construction administration process due for
today, regarding the real estate owned by Nador Palace , located in Budapest Jozsef nador tér 1. and
listed as a National Monument and to be reconstructed into a ,Boutique Hotel” under the legally
binding building permit no. 460/0684/25/2008. dated 30.10.2008.:

%,

The above referred building permit contains conditions set forth by law 2001. LXIV. §.43. (1)
and (2) on protection of national monuments. Following these rules we have requested an
archaeological survey permit for the stone and metal elements of the building on
28.09.2011. from the Office of National Monument Protection of Budapest, and this permit
was granted to Nador palace on 18.10.2011, in permit No. 460/2201/6/2011.

Additional obligation is that we shall have to submit a request to receive permit for surveying
the walls and the wooden elements to the same office,

also, in the above mentioned request of ours we have asked the authority to register
/consider the start of the archaeological survey as start of the construction in line with
regulations 193/2009. (IX.15) §. 45./A (2) section a) on construction administration, law
37/2007. (XI11.13.) OTM appendix 1, column IV section 1.a) and column | section 5a) on
construction permit processes and 193/2009 (IX.15.) §. 45/c (1).

Within 5 years from receipt of our request by the authority, which was 28.09.2011. the
investor has to get a use permit for the real estate, meaning that all the construction works
must be completed until that time.

Should you have further questions please do not hesitate to contact me.
Budapest, 3 November, 2011.

Dr. Richdrd Szengofszky

lawyer



BEERKEZETT
2011 -10- 21 [i¢2A

BUDAPEST FOVAROS
KORMANYHIVATALA

KULTURALIS OROKSIGVEDELM) IRODAJA

Ugyiratszam: 460/2201/6/2011 Targy: Budapest V. ker. Jozsef Nador tér 1. sz,

Ugyintézs: Leposa LaszIo/Jd és Jozsef Attila u. 3. sz. alatti meglévé

Telefon: 224-5559 irodaépiletekbdl .Boutique” Hotel

E-mail: laszlo.leposa@koh hu kialakitasahoz szOkséges restauratori
kutatas

(kutatasi engedély megadasa)
Miemleki torzsszam. M15363 és MK

HATAROZAT

A Nador Palace Kft. (székhely: 1052 Budapest, Vaci u. 12. I/4., jogi képviseld: Dr. Szengofszky Richard
Ugyvédi Iroda (1052 Budapest, Haris koz 6. mfsz. 1.)) kérelmezének engedélyt adok arra, hogy a
Budapest, V. ker. Jozsef nador tér 1. sz. és Jozsef Attila u 3 sz, 24484 hrsz. alatti
ingatianon all6 miemlék és miemléki kornyezetben lévd irodaéplietekbdl ,Boutique” Hotel
kialakitasahoz szikséges ko- és fémrestauratori kutatast a REKO KONZULT Restaurator,
Kivitelezd és Tanacsado Kft. (székhely: 1222 Budapest, Locsei u. 13. sz.) iranyltasaval
Szabo Péter és Révai Szab6 Zsofia koszobrasz—-restauratorokkal, Dr. Horvath Zoltan Andras
okl. geologus, épitésfoldtani és mérnokfoldtan szakértével, Séd Gabor fémrestauratorral

elvegeztesse

A kutatasi engedély végrehajthatosagatol szamitott 1 év utan érvényét veszti, kiveve, ha az
engedélyezett tevékenységet megkezdték és 2 éven belll a kutatas befejezeéset — annak megtdrtentét
koveto 8 napon belll - a hivatalnal bejelentik.

Ha a kutatas kozben az épitménnyel dsszefliggésben olyan koértlmeny merul fel, amely a kutatasi terv
modositasat teszi szikségessé, a kérelmezd koteles azt haladéktalanul bejelenteni a Hivatalnal.

A kérelmez® a kutatds befejezését koveté 90 napon beldl koteles a Hivatalnak kutatasi, illetve
restauratori kutatasi dokumentaciot benyujtani, mely tartaimazza:

a) a kutatas targyat képezb kulturalis droksegi elem torténeti leirasat,

b) a kutatas folyamatanak Ileirasat, eredmenyenek Osszefoglalasat. rajzi, és fényképes

dokumentalasat,
¢) a felhasznalt szakirodalmat, a torténeti forrdsokat és ezek feldolgozasat,

d) helyreallitasi, illetve restauralasi javaslatot.
E hatarozat ellen a kézhezvételtdl szamitott 15 napon beltl a Kulturalis Orokségvédelmi Hivatal

elndkéhez cimzett, de hatésagomnal benyujtandé 5.000,- Ft-os illetékbélyeggel ellatott fellebbezessel
lehet élni,

INDOKOLAS

Jogeldddm a Kulturalis Orokségvédelmi Hivatal Kézép-magyarorszagi Iroda 2008. oktéber 30-an kelt
460/0684/25/2008 szamu jogerds hatarozataval engedélyt adott a Budapest, V., Jozsef nador tér 1. sz.-
Jozsef Attila utca 3. sz., 24484 hrsz. alatti ingatlanon all6 irodaépllet ,Boutique™ hotellé tortend
atalakilasara. Hivatkozott hatarozat a/ pont alati miemléki kikoteseiben felsoroltakra az épittetd
nevében eljard jogi képviseld dr. Szengofszky Richard 2011. szeptember 28-an érkeztetett
beadvanyaban a kovacsoltvas elemek, valamint a figgofolyoso es kdlepcsok kutatasara kert restauratori
kutatasi engedélyt, ami azok restauratori feldjitasi munkaira nem vonatkozik.

1014 Budapesl, Szentharomsag ter 6 11 em. 1535 Budapest, Pl 873 - Telefax +36 (1) 224-5265



A kulturéalis 6rokség védelmérél szold modositott 2001. évi LXIV torvény (a tovabbiakban Kotv.) 63. § (2)
bekezdésének €) pontja és A Kulturdlis orokségvédelmi Hivatal eljardsaira vonatkozo szabalyokrol szo6lo
10/2006 (V. 9.) NKOM rendelet (2 tovabbiakban: eljarasi rendelet) 11.§ (1) bekezdés a-b) pontjai alapjan
a Hivataltdl kutatasi engedélyt kell kérni miemiéki védelem alatt allo épitmények fizikai beavatkozassal,
mintavetellel, roncsolassal jard vizsgalatahoz (elemzéséhez), valamint restauratori kutatasi engedélyt
kell kérni a miiemlék tartozékat (alkotorészét) képezo miemiékként vedett kepzb- és iparmivészeti
alkotas roncsolasos vizsgalatahoz.

Az eljarasi rendelet 11.§ (4) bekezdése alapjan a Hivatal engedélyeben feltételeket Irhat eld, a (6)
bekezdés elbirja, hogy az engedélyezett kutatas befejezését 8 napon belll a Hivatalnal be kell jelenteni.
A kutatasi, illetdleg restauralasi kutatdsi dokumentacié benyuijtasardl és annak tartalmardl az eljarasi
rendelet 11.§ (8) bekezdése szol.

Hataskéromet a Kulturdlis Orokségvédelmi Hivatalrdl, a kulturdlis orokségvédelmi szakigazgatasi
szervekrol, és eljérdsaikra vonatkoz6 &ltaldnos szabdlyokro! sz6l6 324/2010.(XI1.27.) Korm. rendelet 5. §
(1) bekezdése, illetékességem az 1. sz. melléklet 9. pontja hatarozza meg

A fellebbezési lehetdséget a Ket. 98. § (1) — (4) bekezdései, valamint a 99. § (1) bekezdése alapjan
adtam meg.

A fellebbezési illeték mértékét az illetékekrol szolo 10bbszér modositott 1990. évi XCIII. évi térvény 29. §
(1) és (2) bekezdései alapjan allapitottam meg.

Budapest, 2011. oktober 18.

Tahi-Téth Nandome s. k.

Kiadmany hiteletl:
mb. irodavezetd

(Janthé Judil]"'?‘)

{
\

1014 Budapest, Szentharomsag ter 6 |l em 1535 Budapest Pf 873 - Telefax +36 (1) 224-5265



Errdl értesal:

1/ Nador Palace Kft.
1052 Budapest, Vaci u. 12. 1/4.

2/ Dr. Szengofszky Richard Ugyvédi Iroda
1052 Budapest, Haris kéz 6. mfsz. 1.

3/ REKO KONZULT Restaurator, Kivitelezé és Tanacsado Kft.,
Szabd Péter és Révai Szabo Zsofia
1222 Budapest, Locsei u. 13.

4/ Dr. Horvalh Zoltan Andras
1031 Budapest, Vizimolnar u. 37.

5/ Séd Gabor
1034 Budapest, Zapor u.5/a. 1/6.

6/ Btcskei Péter
2111 Szada, Kisfaludy u. 19/c.

7/ Samson Andras
2330 Dunaharaszti, Orgona u. 25/a.

8/ ART-HITECK XXI Kft.
1022 Budapest, Felvinci Gt 3.

9/ Belvaros-Lipotvaros V ker. Onkormanyzat Miszaki Osztaly
1051 Budapest, Erzsébet tér

10/ BFKH KOl - ea,, irattar

11/ KOH — nyilvt.

1014 Budapes!. Szentharomsag ter 6 |l em 1535 Budapest Pf 873 - Telefax +36 (1) 224-5265
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CERTIFICATE OF APPRAISER

| certify that, to the best of my knowledge and belief:
The statements of fact contained in this report are true and correct.
The reported analyses, opinions, and conclusions are limited only by the reported
assumptions and limiting conditions, and is my personal, unbiased professional

analyses, opinions, and conclusions.

| have no present or prospective interest in the property that is the subject of this
report, and have no personal interest or bias with respect to the parties involved.

My compensation is not contingent on any action or event resulting from the analyses,
opinions or conclusions in, or the use of, this report.

The analyses, opinions, and conclusions were developed, and this report has been
prepared, in conformity with the requirements of the national and international uniform
standards of professional appraisal practice.

| have made a personal inspection of the property that is the subject of this report.

Anyone providing significant professional assistance is identified on the signature page
of this report.

Agoston Jakab

Valuation / Transaction Consulting / Real Estate Advisory/ Fixed Asset Management
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APPRAISAL REPORT

MARCALI SPA HOTEL DEVELOPMENT
MARCALI, HUNGARY

December 31, 2011

Contract No.: 3409/2012
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American Appraisal Hungary Co. Ltd.

H-1132 Budapest, Vaci ut 18.

tel +36 1 388 9903 / 388 4189

fax +36 1 388 9594
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Leading / Thinking / Performing

Contract No. 3409/2012
Mr. Orly Paran

CEE Hotel Holdings B.V.
Narvitaweg 165
Telestone 8

Amsterdam, 1043BW
The Netherlands

February 13, 2012

Subject: Valuation of land plot at Gizella utca, Marcali 8700
Dear Sir:

We have completed the appraisal of the real estate property identified to us as the land plot
designated for a 4-star hotel development and located at Gizella utca, Marcali, Hungary and
submit our findings in this report.

The appraisal was made to express an opinion, as of December 31, 2011, of the fair market
value of the subject property appraised on the premise of open market sale and orderly
liquidation. We understand that our opinion of value is to be used for reporting purposes for the
Israel Securities Exchange and is to serve as basis for the financial statements of the company,
as of December 31, 2011, which will be made public. We hereby agree that our valuation report
will form part of the financial statements of Central European Estates N.V.

Fair market value is defined as the estimated amount at which the property might be expected to
exchange between a willing buyer and a willing seller, neither being under compulsion, each
having reasonable knowledge of all relevant facts.

When fair market value is established on the premise of orderly liquidation, orderly liquidation
value is defined, as the estimated gross amount a property should realize if sold piecemeal on a
negotiated basis, given a reasonable amount of time (6-9 months) to find a purchaser. The
property would be offered for sale in an "as-is, where-is" condition and location.

Valuation / Transaction Consulting / Real Estate Advisory / Fixed Asset Management
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Our appraisal report consists of:

This letter identifying the property appraised, summarizing the nature and extent of
our investigation, and presenting the conclusions reached

Assumptions and Limiting Conditions

A narrative report, setting forth the purpose and scope of the appraisal, a description
of the property, a presentation of the valuation techniques employed, and the
conclusions of value

Exhibits including:
* Development Valuation
* Discounted Cash Flow and Valuation Model
* Land Register Paper
* Building Permit
* Photos
* Certificate of Appraiser

Our investigation included the real estate.

Before arriving at our opinions of value, we personally inspected the designated property and
considered:

* Location, size, and land values within the Balaton region

e Condition of the land and the present development phase

* Development and infrastructure improvement projects in the Balaton area
* Performance of 4-star hotels along the Balaton

* Netincome expectations of the Hotel subject to an owner operator hotel operating
model and capitalization of that income into an indicative value.

Valuation / Transaction Consulting / Real Estate Advisory / Fixed Asset Management
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We have completed the appraisal consideration given to data furnished by the owner of the
property, data compiled on location, demand for spa hotels along the Balaton and hotel market
information in Hungary. The value of the property with consideration given to the development of
a 4-star hotel was estimated by application of the income approach based on the potential
EBITDA of the hotel and development cost appraisal. We have subtracted the development cost
of the hotel from the value of the property arrived at by application of the income approach in
order to derive the current residual value of the land and building, and determine the Fair Market
Value.

There have been limited hotel market transactions in recent years within Hungary, and the only
major transaction that occurred at the Balaton was the sale of the Rogner Hotel at a reported
EUR 200,000 per guest room at a yield of 7.5%. In turn, due to a lack of more hotel transactions
we have not taken into consideration the market approach to value, because it would have
resulted in unreliable indication of value due to the market conditions, namely due to the lack of
market comparables of spa hotels in the Hungarian countryside.

Based on the investigation and premises outlined in the report, it is our opinion that, as of
December 31, 2011, the Fair Market Value of the future 4-star Marcali Spa Hotel located at
Gizella utca, Marcali 8700 Hungary appraised under the premise open market sale is
reasonably represented by the amount of SIX MILLION EUROS (EUR 6,000,000). Further, it is
our opinion that, as of the same date, the designated property's Fair Market Value on the
premise of Orderly Liquidation is reasonably represented by the amount of FOUR MILLION
FIVE HUNDRED THOUSAND EUROS (EUR 4,500,000).

For this appraisal, the subject land was taken into consideration as a construction site and the
income approach or residual value method was applied to arrive at a value indication for the
subject land and partly built up area of the hotel building. It needs to be noted however, that
according to furnished information provided by the Company and our site inspection, the
subject development is approximately 56.2% completed. The photos taken of the subject
development and attached to the exhibit section to the report reveal the progress and state of
readiness of the project.

Our concluded values are net values excluding VAT.

Valuation / Transaction Consulting / Real Estate Advisory / Fixed Asset Management
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This appraisal summary letter constitutes part of the narrative report.

We have not investigated the title to or any liabilities against the properties appraised and no
responsibility are assumed for these matters.

Respectfully submitted,
AMERICAN APPRAISAL HUNGARY CO. LTD.

Agoston Jakab
Managing Director

Investigation and Report
By: Agoston Jakab MRICS

Valuation / Transaction Consulting / Real Estate Advisory / Fixed Asset Management
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ASSUMPTIONS AND LIMITING CONDITIONS

This service was performed with the following general assumptions and limiting conditions:

1. To the best of our knowledge, all data, including historical financial data, if any, relied
upon in reaching opinions and conclusions or set forth in this report are true and
accurate. Although gathered from sources that we believe are reliable, no guarantee is
made nor liability assumed for the truth or accuracy of any data, opinions, or estimates
furnished by others that have been used in this analysis.

2. No responsibility is assumed for matters legal in nature. No investigation has been
made of the title to or any liabilities against the property appraised. We have assumed
that the owner’s claim is valid, the property rights are good and marketable, and there
are no encumbrances that cannot be cleared through normal processes, unless
otherwise stated in the report.

3. The value or values presented in this report are based upon the premises outlined
herein.

4. The date of value to which the conclusions and opinions expressed apply is set forth in
the report. The value opinion presented therein is based on the status of the economy
and on the purchasing power of the currency stated in the report as of the date of
value.

5. This report has been made only for the use or uses stated, and it is neither intended
nor valid for any other use.

6. Possession of this report or any copy thereof does not carry with it the right of
publication. No portion of this report (especially any conclusion, the identity of any
individuals signing or associated with this report or the firms with which they are
connected, or any reference to the professional associations or organizations with
which they are affiliated or the designations awarded by those organizations) shall be
disseminated to third parties through prospectus, advertising, public relations, news, or
any other means of communication without the written consent and approval of
American Appraisal.

7. Areas, dimensions, and descriptions of property, if any, used in this analysis have not
been verified, unless stated to the contrary in the report. Any areas, dimensions, and
descriptions of property included in the report are provided for identification purposes
only, and no one should use this information in a conveyance or other legal document.
Plats, if any, presented in the report are intended only as aids in visualizing the
property and its environment. Although the material was prepared using the best
available data, it should not be considered as a survey or scaled for size.

Valuation / Transaction Consulting / Real Estate Advisory / Fixed Asset Management
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Unless stated to the contrary in the report, no environmental impact study has been
ordered or made. Full compliance with all applicable laws and governmental
regulations is assumed unless otherwise stated, defined, and considered in the report.
We have also assumed responsible ownership and that all required licenses, consents,
or other legislative or administrative authority from any applicable government or
private entity organization either have been or can be obtained or renewed for any use
that is relevant to this analysis. Nonetheless, a defect that requires further inspection
will be indicated in the report.

The value estimate contained within the report specifically excludes the impact of
substances such as asbestos, urea-formaldehyde foam insulation, other chemicals,
toxic wastes, or other potentially hazardous materials or of structural damage or
environmental contamination resulting from earthquakes or other causes, unless stated
to the contrary in the report. It is recommended that the reader of the report consult a
qualified structural engineer and/or industrial hygienist for the evaluation of possible
structural or environmental defects, the existence of which could have a material
impact on value.

If we made a physical inspection of the property, individuals made the inspection
generally familiar with real estate and building construction. However, we do not opine
on, nor are we responsible for, the structural integrity of the property including its
conformity to specific governmental code requirements, such as fire, building and
safety, earthquake, and occupancy, or any physical defects that were not readily
apparent to the appraisers during their inspection. Nonetheless, the report will state all
the known defects that require further inspection.

It is assumed that all applicable zoning and use regulations and restrictions have been
complied with unless non-conformity has been stated, defined, and considered in the
report. Further, it is assumed that the utilization of the land and improvements is within
the boundaries of the property described and that no encroachment or trespass exists
unless noted in the report.

No soil analysis or geological studies were ordered or made in conjunction with the
report, nor were any water, oil, gas, or other subsurface mineral and use rights or
conditions investigated, unless stated to the contrary in the report.

No responsibility is assumed for changes in values occurring often in extraordinary
economic situations resulting from economic processes that cannot be detected or
foreseen during the appraisal process and may have impact on the value of the real
estate property.
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SUMMARY OF PERTINENT FACTS AND CONCLUSIONS

The subject site consists of a land plot of 45,000 square meters and the constructed concrete
skeleton of the future hotel. The area will be developed and used for the purpose of a spa hotel
with related facilities including swimming pools, therapy rooms, conference areas and food and
beverage venues.

The completed hotel development is planned to consist of 116-guest rooms and suites according
to the requirements of the owner. The property will be categorized as a 4-star hotel.

The proposed future hotel facilities will include a restaurant, café, Pool bar, conference and
meeting rooms, fitness/spa and pool area, which will encompass a spa resort hotel with the
reflective décor and ambience.

According to the current development plans provided by the Client, guest room size will be
average net room size of 30 square meters, which we consider to be above average for a 4-star
hotel in Hungary located in the countryside.

The property will comprise six levels, including two basement, ground floor and three upper
levels. We have received floor plans for all the sections of the hotel development. Two guest
elevators from the ground floor to all floors on the guest room levels will provide passage
between the levels in the building. A staircase will also lead from the ground floor to the upper
levels. The hotel will include 4 swimming pools, both indoor and out, including a pool for children,
thermal pool and standard pools. In addition, the wellness center will consist of a weight bath,
sauna/steam areas and massage tables. The 3 therapeutic rooms are targeted for medical
related tourism requirements. The parking facility will consist of 116 underground parking places.

We understand that the Total Gross Development Area will be approximately 13,986 square
meters upon completion of construction. We have relied upon the area data provided by the
Client as being correct as of the date of this report.

The projects completion date for the second quarter 2011 was delayed and construction works
halted primarily due to a delay in receiving the financing facility from the MFB (Hungarian
Development Bank), which then resulted in the building contractor entering into bankruptcy.
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In the meantime, the investor, Marcali Szalloda Kft. has now received a binding offer from MNB,
which needs to be finalized and activated by 31 March 2012. We have been advised by the
owner that the agreed bank financing of HUF 1,6 Billion (c. EUR 5 Million) which represents 52%
of total project investment. This amount of debt financing will be sufficient to complete the hotel
development given the current development cost estimates. The owner is now working towards
re-starting construction works in early April 2012, with a new construction company, once the
bank agreement is signed by the end of March 2012. The hotel will be operated as an
independent hotel entity, whereby the owner of the hotel property will establish a separate
operating company that will have the sole purpose of managing the hotel, thus dividing the
ownership of the land and building with that of the operating company. We consider this business
model to be appropriate for a countryside Spa hotel where it is not necessary to engage an
international branded hotel company to manage with only limited upside benefits but high
management fees, which countryside hotels are not in position to afford. Hungarian countryside
hotels are predominately operated under an independent name and operator, and we have taken
this model into consideration when valuing the property.
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DESCRIPTIVE INFORMATION

Introduction

The appraisal was made to express an opinion, as of December 31, 2011, of the fair market
value of the simple interest in the future 4-star Marcali Spa Hotel located at Gizella utca
Marcali, Hungary, appraised on the premise of open market sale and orderly liquidation. We
understand that our opinion of value is to be used for reporting purposes for the Israel
Securities Exchange and is to serve as basis for the financial statements of the company, as
of December 31, 2011, which will be published and made public.

Fair market value is defined as the estimated amount at which the property might be
expected to exchange between a willing buyer and a willing seller, neither being under
compulsion, each having reasonable knowledge of all relevant facts.

When fair market value is established on the premise of orderly liquidation, orderly liquidation
value is defined, as the estimated gross amount a property should realize if sold piecemeal on a
negotiated basis, given a reasonable amount of time (6-9 months) to find a purchaser. The
property would be offered for sale in an "as-is, where-is" condition and location.

The following report sections include a market overview; description of the subject neighborhood
and general area; description of the appraised property; introduction and application of valuation

procedures; conclusion; and exhibits.

Hotel Market Overview, Trends

We have outlined some of the main factors that we took into consideration when undertaking this
report concerning hotel performance and investment market within the Balaton region of
Hungary, which have assisted us in developing our medium to long-term projections for the
property.

Although Budapest is the key tourist destination within Hungary and one of the main leisure
orientated cities in Central and Eastern Europe (CEE), there has been a growing interest by hotel
investors to diversify into countryside developments. This has benefited Hungary’s spa tourism
sector over the past 7 years, which gained focus and new projects. The interest in Spa Hotel
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developments originated from a government objective to promote the segment, long considered
an asset in the country, which was helped by the availability of European Union (EU) subsidy
funding opportunities. The combination of real estate investor interest in the countryside of
Hungary, available funding and a demand by local and international guests for better quality hotel
establishments led to an increase in the number of hotels in and around the Balaton region.

From 2004 growth in tourism arrivals accelerated following membership to the European Union
(EU) and Hungary’s entrance to the European open sky agreement, paving the way for increased
competition within the airline industry and more flights to and from Hungary. In addition, the
country entered the Schengen visa and borderless community in 2007, thus enabling visitors to
freely cross the border without customs procedure. This reduces the time of travel to the
destination, especially when we consider the main source markets for the Balaton region is
coming from Austria, Germany, Czech Republic, Slovakia and Poland.

Significant hotel demand potential lies with Asian markets, such as China and India, which today
are minor visitor groups to Hungary. Contrary to today’s major source markets, the population of
these countries will spend a growing share of their income on travel, as income and rapid
economic development continues. General economic and disposable income growth within the
CEE region will also positively impact hotel demand in Hungary, both from leisure and business
travelers. The trend of growing demand from neighboring Central and Eastern European
countries will therefore continue. These include new markets from CEE including Serbia, Croatia
and Romania. International airport arrivals results have not been reported for total passenger
traffic in 2011, however the year-to-date figure in November is higher then the total for 2010 being
8.19 million passengers. The estimated number for 2011 is 8.6 to 8.7 million. We project that
international arrivals will likely be static in 2012, given some impact on the industry from the
grounding of Malev Hungarian national airline. However, guests to Spa hotels around the Balaton
primarily travel by road, either car or bus travel.

Fiscal austerity measures continuously being introduced to Hungary during 2011 and 2012 have
become an advantage for domestic tourism, due to a shift by locals to spend their time and
resources visiting domestic tourism venues and encouraged by the Hungarian government
through initiatives like the SZEP card, which enables local employers to deposit funds into
individual employee tax incentivized cards that can be spent on domestic tourism services. This
initiative could increase demand for the Balaton region and within the country. In 2010, the
number of domestic trips accounted for 59.1% of the total compared to 40.9% for international
travel, thus indicating the importance of domestic tourism to Hungary.
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Lake Balaton Hotel Supply

We have surveyed the quality supply (4- and 5-star hotels) situated along or within close vicinity
of Lake Balaton. Supply of guest rooms has expanded in recent years; with an investor focus on
higher graded and niche hotels. We are familiar with a number of groups, including SCD who
have purchased a number of land plots for development. The reason for investor interest in the
Balaton region is due to increase in demand, especially from the domestic market. The trend in
recent years is for locals to spend more funds on local tourism compared to traveling abroad,
thus increasing local tourism. Hungarians have become more cost conscious and are spending

less on international travel and holidays.

Some of the other major spa Hotels across Hungary include:

Spa Hotels in Hungary

Name Location
Karos Spa Hotel Zalakaros
Kehida Thermal Gyégy -és Elményfiirdé Kehidakustany
Kolping Hotel Spa and Family Resort Alsépahok
Mendan Thermal Hotel and Aqualand Zalakaros
Velence Resort and Spa Velence
Apollé Thermalhotel and Apartments Hajduszoboszlo
Aquaticum Thermal and Wellness Hotel Debrecen
Danubius Health Spa and Wellness Hotel Biik Bukfurdé
Danubius Health Spa and Wellness Hotel Sarvar
Hotel Caramell Bukfurdé
Drava Thermal Resort Harkany
Thermal Hotel Heviz Heviz
Thermal Hotel Visegrad Visegrad
Hotel Europa Fit Heviz
Spirit Hotel Sarvar
Greenfield Resort Bukfurdé

In comparison to Budapest or city hotels, there are only limited “branded” hotels within the
Balaton region, which only includes the brands of Best Western, Ramada and Danubius.
However, the first two are under a franchise or license agreement, thus having no direct property
management service included. In addition, although the Birdland Hotel was previously operated
under a management agreement with Rezidor, it has subsequently changed ownership and now
operates under an independent name, Greenfield Hotel. We consider the number and lack of
international hotel management brands as a potential impediment to further position and market
the Lake Balaton region amongst an increased number of international visitors who rely on
branded hotels in making their travel and accommodation decisions.
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There is scope for internationally recognized hotel brands that are present in Budapest to expand
their portfolio outside of the city, thus benefiting from possible operational synergies; however we
consider this will be a gradual process and will be driven by market and financial performance.
One of the major reasons independent hotels at the Balaton region are more hesitant to install an
internationally recognized brand is due to inhibitive management fees and strict brand standards
of these operators, which tends to increase the overall development and later operating costs.

The Balaton region is primarily serviced by Budapest Airport for international guests traveling by
air or alternatively, Vienna or Bratislava airports. The existing highway infrastructure allows for
convenient and effective access to the Balaton region. The new MO ring road from the airport
provides a direct connection from certain parts of the city and a direct link to the M7 highway
leading to the Balaton. The M1 highway from Austria provides for accessibility from Vienna,
however there is not a highway built directly to the Balaton only partially. The M7 highway is
complete to the border with Croatia and Slovenia, and passes along the south side of the
Balaton.

Fly Balaton Airport opened service in 2005 and is the closest link to the Balaton region, with
seasonal direct flights from a growing number of airlines. However, the airport experienced

financial difficulties and is currently closed and unsure when it will re-open.

Strategic Development Plans for the Balaton Region

The Hungarian national regional development office continues to implement a key
development plan for the region under the auspices of the “Balaton Development Plan”
2007 to 2013. Funding is provided by the national government and EU structural funds,

and plans are to focus on the following issues and improvements;

* Increase revenue-generating capability of the tourism industry through renewal and
creation of tourist attractions and increase the quality of services provided, this is
expected to result in the expansion of season. The opportunities of expanding the
high summer season is through a conferencing market, cultural tourism, niche
areas such as wine and food, and eco-tourism.

* Improve transportation in the region, by improving accessibility to the Northern
Shore by rail and road and by improving services of the regional airport. Intra-
regional traffic is to be improved by increasing the quality and availability of public
transport facilities and by upgrading the municipal road network. Developments,
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therefore, aim to increase the region’s attractiveness for both inward investment
and tourist visits, and simultaneously reducing adverse transport-related
environmental effects.

* To preserve natural value and cultural heritage in order to promote the unique
original attractiveness of the region through continuous improvement the lake
ecology, preservation and rehabilitation of the built environment and encouraging
the use of renewable energy sources in the region.

We have been to a number of events where the Ministry for Economic and Regional
Development has continuously mentioned the importance of the Lake Balaton and Spa
tourism as one of the main future sources of focus and development, and a potential GDP
earner for Hungary. This increased focus by national and local authorities is encouraging for

the spa and leisure segments in the country.

Medical Spa Tourism

Central and Eastern Europe has emerged as a significant and popular destination for health
tourism over the past 20 years. The region has a developed medical infrastructure with highly
qualified professionals in this field, but sometimes at one-third of the cost than in more
developed countries in Western Europe. In addition, the proximity to Western Europe is
another major advantage for medical tourists choosing their care in the region. Hungary,

together with Czech Republic and Poland are considered a leader in spa treatments.

Some of the main drivers of medical tourism in the recent past were due to the arrival of
inexpensive air travel, international accreditation programs and dedicated service providers in
developing nations acquiring state of the art technologies in line with Western standards. The
internet has opened up a global market for potential guests and users of medical services

enabling customers to select facilities and compare costs.

The major benefit for hotels within the segment of medical tourism lies with preventative and
cosmetic treatments. It is reported that the largest profit margins are derived for “Wellness”
services, including spas, stress relief, rejuvenation centers and Central and Eastern Europe is
within the top 4 destinations for providing such services. The others include Thailand, India

and Turkey.
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The spa industry comprises several revenue centers with sales extending into leisure, lifestyle
and wellness segments. The Property in Marcali has the potential to develop a profit centre
within its treatment areas by offering spa treatments, fitness, yoga, massage for preventative

and existing medical conditions and other wellness related treatments.

The wellness/spa market provides for high profit margins at minimal additional costs. Medical
tourists offer a distinct advantage for hotels with reservations often made well in advance and
these guests staying for longer as opposed to traditional customers. A significant potential in
Hungary is the opportunity to cooperate with Western European insurance companies that
provide funds for their members to have treatments at spa and medical establishments in
other countries. This type of business is expanding due to the cost advantages experienced in

Hungary compared to the home country.

Hungary is recognized as a country of thermal and medicinal waters, which has not been fully
utilized and the hotel industry has recognized the long-term benefit of investing in this market
segment, especially considering Hungary’s relative competitive advantage in the spa tourism

sector.

Competitive Set

The primary and secondary competitors of the subject Marcali Hotel project are briefly

described as follows:

PRIMARY COMPETITORS
Hotel Azur, Siofok

The one of the largest four-star hotel of the Balaton region, Hotel Azur opened its
doors in 2004 at Siofok. The Hotel has 222 air-conditioned balconied rooms
equipped with extras, of which 18 are luxury suites with their own sauna, Jacuzzi
and sitting room for private discussions. The Hotel is also the largest conference
and wellness centre of the Balaton region. Outdoor and indoor amusement pools,
a thermal pool, Jacuzzi, children’s pools serve guests and additional services
include: Finnish sauna, steam bath, scent room, salt room and Kneipp bath.
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Danubius Health Resort Aqua, Héviz

Danubius Health Resort Aqua, spa and wellness hotel is located in Kossuth Lajos
utca 13-15 in Héviz, next to the famous thermal lake Héviz. Location of Héviz: 13
km from Fly Balaton Airport, 190 km from Budapest Airport. In the heart of Héviz,
the four-star Danubius Health Spa Resort Héviz is only 500 m away from Lake
Héviz. The hotel is waiting for guests with 210 rooms (203 double rooms and 7
suites) with air-condition and a wide range of spa, wellness, fitness and beauty
services.

European Lakes Golf & Country Hotel — Hencse

Located amongst the hills of the Zselic Natural Reserve close to the town Hencse,
European Lakes is a region in South Western Hungary. European Lakes offers the
best of both worlds combining an 18 hole Golf Course set in breathtaking scenery
with The Country House Hotel & its facilities a luxury. Additional services include:
Sauna, Jacuzzi, health Spa Pool, massage rooms, conference and meeting rooms,
tennis courts, horse riding, hunting, and fishing.

SECONDARY COMPETITORS
Hotel Panorama, Siéfok
The four-star Hotel Panorama is situated on the southern part of Lake Balaton, in
Siofok on Aranypart and it is only one kilometer from the city centre. The hotel has

148 fully equipped double rooms and 8 apartments, and it is open all year round.

Services: swimming pool, sauna, solarium, infrared heat cabin with light therapy,
steam cabin, cave bath, ice fountain, buzz shower, fitness room and a tennis court.

Palace Hotel Héviz
The Hotel situated in the pedestrian street of the town Héviz and just only 200
meters from the Thermal Lake Héviz. The hotel features 165 non-smoking rooms

and apartments. Car parking is available in the hotel garage.

Services: Wellness pool, Jacuzzi, Finnish sauna, fithess room, restaurant and bar,
playroom.
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Hotel Eurédpa Fit, Héviz

The spa & wellness resort, Hotel Eurépa Fit superior has an exclusive,
Mediterranean style building, with 236 air-conditioned rooms are spread across
five floors and 120 underground parking lots. The Hotel is located in a quiet
neighborhood in Héviz, and 400 meters from the Thermal Lake Héviz.

Services: An indoor pool also opens throughout the year. The wellness centre
offers body treatments such as Shiatsu, Thai and Chinese massages,
acupressure, Balneotherapy treatments are available, and Sauna-land has five
different types of saunas.

GreenField Resort & Spa Biik

The Hotel was the former Radisson SAS Birdland Resort & Spa in Bukflrdo,
however the ownership changed and the property no longer operates under an
international brand. It is located in Western Hungary, the northern part of Vas
County. The hotel is just a 90 minutes drive from Vienna, Graz and Bratislava and
a little over two hours away from Budapest.

The hotel features 202 elegant double rooms including 15 suites and luxury
apartments.

Services: Spa, Birdland Golf and Country Club,

Meeting rooms: Flamingo 201 square meters, Cormoran 36 square meters, Colibri
26 square meters,

Pelikan 18 square meters, Business Suite 63 square meters

Key Aspects: Six meeting rooms spread over 340 square meters, Business
Centre, High-Speed Internet Access, Flipcharts overhead projectors, Wireless
microphone and high-quality sound system, Video beamer and DVD, VCR and
television, Customized menus from our experienced chefs, Dedicated Meetings &
Events coordinator.

Spirit Hotel Thermal Spa Sarvar

The hotel is located besides the seven lakes of Sarvar, within 25 kilometers from
Bukfurdd. The town is easily accessible from both Austria and Hungary.
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The hotel has 275 rooms with twin beds, apartments, and exclusive suits among
them. The conference centre equipped with the latest technological facilities, has
capacity at least 500 guests. 5 section rooms might be created in the 600 square
meter hall +34 square meter stage.

Services: Therapies, Wellness, Medical-wellness treatments, Beauty care, Sport

Hotel Investment Climate

We have taken into consideration the hotel investment climate in Hungary and the wider
region, which is consider to be the most appropriate gauge of “market evidence” in terms
of hotel value.

Investor interest in the hotel investment market sector in Budapest and the wider CEE
region has been limited from 2009, with only hotel developments that had signed financing
agreements prior to the advent of the international financial crisis, continuing to complete
projects although they have been delayed. Otherwise, bank debt has been difficult to
obtain for new hotel projects in Hungary. The Balaton region is considered a developing
region within Hungary and usually part of a diversification strategy for real-estate
developers.

However, the present liquidity crisis has temporarily halted major financing primarily of new
hotel developments and investor yield expectations for new hotel developments have
softened and are now in the range of 9 to 12% as of the last quarter of 2011 for hotels in
the Balaton region, however it will be dependent on the location, operator, quality of
building, number of operating years and cash flow earning capacity. From the middle of
2011, we have noticed that investor sentiment has improved since the last quarter of 2010
and investors are focusing on more quality hotel developments that have received
financing or have the perspective to be financed.

There have been only limited sales transactions in the recent years at the Balaton region,
with the largest sale occurring in Héviz with the sale of the Rogner Hotel for a reported
c. EUR 50 million equaling c. 7.5% yield, which is a good result for a countryside hotel. In
addition, we are aware that the Azur Hotel is currently on the market for an estimated
EUR 126,000 per room.
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SWOT Analysis

Strengths Weaknesses

Location is close to the Balaton and an all year round | Infrastructure projects not realized including

resort. local public transport and parking places
Good accessibility to Marcali from M7 highway, Lack of other activity, places of interest and
Budapest and Vienna entertainment venues in the immediate

catchment area

Strengthening local economic activity Delay in construction works creating

uncertainty of opening date

Quality hotel development with a significant spa and

medicinal theme. Maximizing revenue streams

Thermal Water access on site. Public thermal baths
located next to Hotel.
Higher Passenger turnover growth since joining the Growing room supply in the Balaton area

European Union in 2004

Increasing interest in spa/wellness related tourism Slow economic growth in target international
from domestic and international tourism. markets

Increasing interest and development in MICE Changes tax structure may influence
segment in the past years within regional Hungary profitability margins including VAT changes

and minimum wage

Regional Hungarian development encouraged by Competitive quality hotel operating
government. Incentives provided by EU and local environment

funds.

New Szep Card initiative Lack of qualified employees due to move

abroad for higher salaries

Increased public funds for promoting regional cities
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Hungarian Economic Indicators

During the third quarter of 2011, the growth prospects of the Hungarian economy have
been lowered compared to the previous forecasts. Among the major causes are the
worsening external conditions (the slowdown in global growth in both the US and the
Eurozone and the persistent difficulties of the European banking system) that restrain the
export-led recovery of Hungary’s open economy. In its updated issue of the Report on
Inflation, published on September 22, 2011", the Central Bank of Hungary substantially
lowered the growth prospects of the real economy compared to its June forecast, with 1
percentage point to 1.6% year-on-year in 2011, and with 1.2 percentage point to 1.5% in
2012. Growth continues to be driven by net exports, and domestic demand may only
effectively contribute to GDP growth later, in 2013. The output hence may fall short of its
potential level until 2012, and could only return to it in 2013 (2.5% y/y at the end of 2013).

The consumer price index likely be anchored above the target of 3% until the end of 2012
due to the announced increase in VAT taxes, but inflation may decrease rapidly afterwards
as the one-off effect of the increase in excise taxes wear off and the weak domestic
demand holds, driving the rate below the 3 percent target by the beginning of 2013. The
central bank base rate can stagnate in the short term due to turbulences of the financial
markets and may be reduced gradually over the medium run in line with the weak
economic growth and the induced disinflationary environment.

The weakening economic environment also draws a less favorable picture on the labor
market prospects. Since the beginning of 2011, only some more flexible forms have been
able to improve the private sector employment instead of the full-time fix form of
employment. Companies primarily fulfilled their new orders by utilizing their existing
workforce more intensely that came together with a relatively strong wage dynamics in the
H1. However, the loose labor market environment and the deteriorating growth prospects
may together lead to a slowdown in growth of private sector wages in the remaining part of
the year. Overall, owing to the measures adopted by the Government to stimulate labor
supply on the one hand, and the downgrading labor demand on the other, the rate of
unemployment is expected to stabilize at above 10%: it is not forecasted to drop below
10% until the end of 2013.

' This analysis is based partly on Section 1 titled “Inflation and Real Economic Outlook” of the Report on Inflation published
on September 22, 2011 by the Central Bank of Hungary. The forecasts reflect the information available as of September
13, 2011 but do not contain the effects of the government’s measures made public after this date, and having significant
impact on the 2012 year state budget, on the real economic outlook.
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The participation rate is set to increase continuously: from around the current 56% to
approximately 58% until the end of 2013. The employment may gradually increase in
parallel with a pick-up in economic growth, only anticipated from 2013.

The challenges facing the European banking system and the fiscal austerity measures
aimed at ensuring the sustainability of government debt will result in slower growth on
Hungary‘s major export markets, including the largest European economies. The growth in
developing economies may partly offset the poor performance of their developed
counterparts, but signs of overheating, for example on the Chinese real estate market,
exacerbate the downside growth risks affecting also the developing countries. Due to the
gradual activation of large-scale investments initiated in the automotive industry, the net
export dynamics may continuously contribute positively to Hungary's GDP growth in the
coming quarters. On the contrary, the continuously sluggish household consumption is
expected to severely weigh on the economy. Households’ cautiousness is fed by the
increasing interest rates driven by the turmoil in the financial markets, the restrained credit
supply as well as the recent appreciation of some major currencies that, through their net
credit position, decreased considerably the households’ disposable income. Even the
expected positive effect of the disbursements to members of the real returns on private
pension fund in the H2 could be offset by the increased uncertainty stemming from the
deteriorating growth prospects and the more flexible labor market conditions.

Investments in the private sector will most likely lag behind the previously forecasted
amount. The slowdown in production during the past years resulted in substantial surplus
capacity, while utilization of capacities is only inching slowly towards pre-crisis levels, in
particular in the service sector. The manufacturing sector has held up well during the
financial crisis, however a downturn is global economic activity may lead to the
postponement of corporate investments. Based on credit statistics, the conditions of bank
lending have tightened further in recent months, and thus over the short term the banking
system is also not supporting any pick-up in investment. Households’ investment may
decline until the end of 2011, and from that bottom no quick growth is foreseen in the
coming periods. The stagnation of construction permits at historically low levels and the
continuation of subdued home price developments point to weak housing market activity,
which is a result of tight lending conditions.
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Among the main GDP factors, the general government expenditure will mainly be influenced in

the coming years by the continuous and deepening fiscal austerity measures.

Outlines of the main economic indicators are outlined below.

Hungary — Main Macroeconomic Indicators

(% year-on-year)*

GDP

Household final consumption

Fixed capital formation

Export

Import

Rate of unemployment

(yearly average)

Gross nominal wages

Net real wages

Current account balance

(million euros)
in % of GDP

Government

(billion HUF's)
in % of GDP

Consumer price index

(yearly average)

Central bank base rate

(%, year-end)

10-year zero-coupon yield

(%, year-end)

HUF/EUR exchange rate

(yearly average)

budget balance

2007

103.9
101.5
101.6
115.8
112.0

7.4

108.0
95.2

-6.606
-6.5
-1.308
-5.0
108.0

7.50

7.08

251.31

2008 2009 2010
100.6 93.7 101.2
99.3 93.3 97.9
100.4 93.5 94.4
104.2 87.8 1141
104.3 83.0 112.0
7.8 10.0 11.2
107.5 100.5 101.4
100.7 97.6

-7.504 +186 +2.017
-71 +0.2 +2.0
-907 -919

-3.8 -4.0 -4.3
106.1 104.2 104.9
10.00 6.25 5.75
8.25 7.99 7.92
251.25 280.58 275.41

2011e
101.6
100.4
96.2
109.4
107.6

10.1"
102.1

+3.0

+1.9
103.9

6.002
8.232

292.152

2012e
101.5
100.6
101.6
108.5
107.7

10.6'
102.3

+4.2

-3.7
103.9

*: if not noted otherwise, ' year-end, ? Fact figures, September 22, 2011

The Central Bank base rate was 6% at the beginning of 2011 however was increased in the

later part of the year to 7% in response to a depreciating forint. The Hungarian Forint (HUF)

fluctuated during 2011, at a rate of 264 to 317, which had a direct effect on households who

tended to hold their mortgages in Swiss Franc and Euro. Although households cost of

borrowing on EUR stabilized, the strength of the Swiss Franc made the situation worst for

those who are exposed to the CHF. Hungary is an export oriented economy with up to 90% of

GDP orientated around exporting industries, and depreciation of the Hungarian Forint has

assisted exporting companies to lessen the burden of the downturn in volumes and demand.
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The hotel sector benefited with a lower HUF because room prices are quoted in EUR but paid
in HUF at the daily exchange rate, which means that more HUF was collected to pay for
operational costs that are primarily denominated in HUF.

The Hungarian government instigated significant changes with income tax legislation
beginning from 2011 by introducing a flat tax system - 16% personal tax income - affecting
major part of the population. This is supplemented by the measure according to which families
raising children can reduce their income tax in ratio with the number of dependants. It needs to
be noted that the 16% flat tax is to be applied for taxation of capital gains, namely of
dividends, interest and exchange rate gains, and profit realized from real estate sales. From
2012 the VAT rate will increase to 27% compared to 25% during 2011, which makes the rate
the highest in Europe for most goods and services. However, the hotel room VAT remains at a
preferential rate of 18%, and there are no discussions for changing this rate

The Property Appraised

The property is located in the northern part of Marcali, in Rézsa utca, west of the Marcali
Gyogyfurdd and Szabadidékdzpont. The site is bordered by the Gizella utca and Rézsa utca.
The subject property is situated only thirteen kilometers from Lake Balaton.

The property is easily accessible by automobile and private bus lines. The property is situated
near Main Road 68 and within close vicinity to the M7 motorway and another main road, road
number 7. The site is situated close to most major attractions, such as the Marcali Gyogyfiirdé
and Szabadid6kézpont, Hencse European Lakes Golf & Country Hotel, Keszthely, Kaposvar
and Balaton. The Marcali Gyogyfurdé is within walking distance from the Hotel and the guests
have the advantage of utilizing thermal the well known thermal baths, providing more choice
and diversity of activities and attractions for guests.

The completed hotel development is planned to consist of 116-guest rooms and suites according
to the requirements of the owner. The property will be categorized as a 4-star hotel with an
estimated gross area of 13,986 square meters upon completion of development.

The proposed future hotel facilities will include a restaurant, café, pool bar, conference and
meeting rooms, fitness/spa and pool area, encompassing a spa resort hotel with a décor and
ambience reflective of a resort look and feel.
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According to current development plans provided by the owner, average guest room size will be
30 square meters, which we consider to be above average size for a 4-star hotel.

The property will comprise of six levels, including two basement, ground floor and three upper
levels. We have received floor plans for all the sections of the hotel development. Two guest
elevators will service guests and staff from the ground floor to all levels of the building. A
staircase will also lead from the ground floor to upper levels. The hotel will include 4 swimming
pools, both indoor and out, and a child pool, thermal baths and standard pools. In addition, the
wellness center will consist of a weight bath, sauna/steam areas and massage tables. The 3
therapeutic rooms are targeted for medical related tourism requirements. The parking facility will
consist of 116 underground parking places.

The area data of the planned hotel are shown in the following table:

Net Area Gross Area Gross
PROGRAM RECAP (SM) (SM) SM/Key Percent

SUMMARY

Guest Rooms 3,545 3,722 27 27

Public Areas 5,554 5,832 41 42

Administration 135 142 1 1

Back of House 2,207 2,317 17 17

Mechanical/Electrical Equipment 1,879 1,973 14 14
TOTAL - SUMMARY PROGRAM 13,320 13,986 100 100
PUBLIC AREAS
Corridor 1,611 1,692 16 29

Public Lounge 457 480 11 8

Food & Beverages 572 601 15 10

Function Space 704 739 18 13

Recreation (excl. spa) 873 917 22 16

SPA 1,337 1,404 34 24
TOTAL - PUBLIC AREAS 5,554 5,832 100 100
BACK OF HOUSE

Food Preparation Areas 480 504 22 22

Receiving and Storage 263 276 12 12

Employee Areas 1,310 1,376 59 59

Laundry and Housekeeping 154 162 7 7

Maintenance Office and Shops 0 0 0 0
TOTAL - BACK OF HOUSE 2.207 2.317 100 100

FACILITIES RECAP QTY KEYS BAYS % KEYS

GUESTROOM MIX

Single 4 4 4 3
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Doubles 100 100 100 86
Executive 6 6 6 5
Suites 2 2 4 2
Disabled 4 4 8 3
TOTAL - GUESTROOMS 116 116 122 100
PUBLIC AREAS
Food Outlets 1 1 1 3
Beverages Outlets 5 5 5 16
Grand Ballroom 0 0 0 0
Total Other function Rooms 7 7 7 22
Total Function 0 0 0 0
Swimming Pool 1 1 1 3
Sweat (Fitness Center) 4 4 4 13
SPA 14 14 14 44
TOTAL - PUBLIC AREAS 32 32 32 100
PUBLIC AREAS - FRONT OF HOUSE (FOH) DETAIL
TOTAL
ITEM NSM NSM / KEY
Reception
Public Lounge 122 3 4
Store 0 0 0
Concierge 30 2 2
Restrooms 180 45 56
Woman's Powder Room 122 30 37
Fire Command 3 1 1
Sub-Total Reception / Living Room 457 81 100
Food & Beverages seats
Restaurant 228 415 1 52
Restaurant 80 157 1 18
Lounge / Cafe 32 25 1 7
Bar - Seating Area 80 1 1 18
Bar - Related Areas 20 1 1 5
Sub-Total Food & Beverages 440 599 5 100
Function / Meeting Area seats
Great Room 400 446 1 69
Studios 138 176 4 24
Board Room 45 75 2 8
Net Meeting Area 583 697 7 100
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Overview of Regional Development

The Regional Development Agency of Southern Transdanubia submitted an invitation to tender
for the development of hospitality bed accommodation. In more detail, the tender called for the
creation of new or modernization of existing accommodation, providing funds for up to 30% of the
total cost in case of new developments and 40% where the project involves renovation. Additional
funding of 5% could be achieved on projects realized in less advantageous areas. We confirm
that the Property (Hotel Medical és Eleteré Center in Marcali) was accepted and received
European Union Funding in the form of a non-repayable grant that forms part of the overall
development financing. We have attached a copy of the public confirmation document stating the
Marcali hotel is a recipient of such funds.

The amount of the grant totals HUF 567,869,851 (c. EUR 2,000,000) has been approved for the
4* hotel, wellness centre and health spa which will provide quality accommodation for 228
persons for 116 guest rooms. The development will also notably ease the shortage of quality
supply typical for the region South-West of Lake Balaton.

We have not been provided with a copy of any building surveys or structural reports, and have
assumed that there are no defects that could have an impact on value.

We have not carried out any investigations or tests, nor have been supplied with any information
from the Client or from any relevant expert that determines the presence or otherwise of pollution

or contaminative substances or any other land (including any ground water).
In view of the characteristics and history of the subject property we do not expect any outstanding
environmental or archaeological issues and therefore these are not expressly excluded from the

relevance of this valuation.

Statutory Consideration

The building permit for the current project has been issued on the 1st October 2008, and the
project needs to start construction within two years from the date of issue. It is necessary to
receive an occupancy permit within 5 years from the start of construction; otherwise the validity of
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the current building permit will cease to be valid. A copy of the building permit is attached in the
appendix.

We have valued the property on the basis that zoning, planning and building permits have been
received for a 116 guest room and suite hotel of 4-star standard.

If construction works re-started during April or May 2012, and given the current status of the
building, there should be sufficient time for the completion of the project in April 2013.

We need to mention that we are not planning consultants and a more detailed commentary is not
included in the scope of this report. Should the Client require additional information in this regard,
they should consult a specialized firm of planning consultants.

Upon completion of construction our valuation assumes that the property has the benefit of all
trading licenses and operational certificates required for its unhindered operation.

Tenure

The property is located on a plot with a total land area of 45,000 square meters. The plot is
registered in the Land Registry of the Korzeti Féldhivatal Marcali and relates to Marcali; under
the land register number outlined below. The current owner according to the land registry
papers is “Marcali Szalloda Kft.”.

All land register papers relating to the property are attached in the appendix. The plot number
2027/11 is the final result of a merger between plots 2027/7, 2027/8, 2027/9, 2027/10 in May
2005.

The land ownership paper includes a notation of mortgage in the amount HUF 378,000,000 +
increments for coverage of the subsidy received from the Nemzeti Fejlesztési Ugynokség, and a
notation of general mortgage + increments in the amount of HUF 567,869,851 to the entitlement
of Nemzeti Fejlesztési Ugyndkség. The ownership paper also contains notations of pipelines
easements for 1,905 square meters area and for 122 square meters area, respectively to the
entittement of E.ON Déltunantuli Aromhalézati Zrt.

Our understanding is that the owner company is part of CEE Hotel Holdings B.V, which is owned
100% by Inventech Central Hotels from Tel Aviv.
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Details of title/tenure under which the property is held have been received and we have checked
the latest version. In general we have not examined nor had access to all the deeds or other
documents relating thereto. Where information from deeds or other documents is recorded in this
report this represents our understanding of the relevant documents based on the information
received. We need to emphasize, however, that the interpretation of the documents of title
(including relevant deeds and planning consents) is the responsibility of your legal adviser.

Legal advice indicates that cadastral register information should not be relied upon alone to
verify title. We therefore recommend that the Clients’ lawyers verify the current position.

We consider total value division between land and built up area as follows:

* Land value: EUR 1,800,000
e Current built up area value: EUR 4, 200,000

Previous Valuations

Within the past 3 years, we have been advised and reviewed the previous report provided by the
Client of the valuation completed by Cushman and Wakefield in Hungary for June 2009. The
valuation purpose of the previous valuation was for “financing purposes as of 30 June 2009”. In
addition we completed a valuation for 31 March 2010. The difference in value between these
reports is more than 20%. The reason for the higher valuation is related to progress in
construction works and development of the hotel building since 31 March 2010.
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VALUATION

Introduction/Methods

The appraisal was made to express an opinion, as of December 31, 2011, of the fair market
value of the subject property appraised on the premise of open market sale and orderly
liquidation. We understand that our opinion of value is to be used for reporting purposes for the
Israel Securities Exchange and is to serve as basis for the financial statements of the company,
as of December 31, 2011, which will be made public. We hereby agree that our valuation report
will form part of the financial statements of Central European Estates N.V.

Definitions of the fair market value and the valuation premises appear in the introduction
and descriptive information section of this report. The appraisal included a personal

inspection of the designated property.

There are three internationally accepted approaches to value, namely the cost, market and
income approaches.

Briefly, the cost approach considers the cost to reproduce or replace the property appraised.
From this amount an allowance is deducted for any depreciation or obsolescence present,
whether arising from physical, functional, or economic causes. The cost approach entails adding
a market derived land value to an adjusted (depreciated) cost estimate of the improvements in
order to arrive at a value for the property as a whole.

The sales comparison approach considers prices recently paid for similar property, with
adjustments made to the indicated market prices to reflect the condition and utility of the
appraised property relative to the market comparative.

In the income capitalization approach, an estimate is made of prospective economic benefits of
ownership. These amounts are converted into an indication of net present value through
discounting and capitalization techniques.

In any appraisal study, all three approaches to value must be considered, as one or more may be
applicable to the subject property. In this appraisal, the market approach was considered
inapplicable due to the lack of market sales comparables. We have considered the development
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cost of the project in order to determine the residual value of the land and building. The income
approach was applied for the valuation of the subject real estate with consideration and benefit of
the potential cash flow from operations under an owner managed business model. Once the
value of the income approach was determined we deducted the development cost to reach the
residual fair value of the property.

Income Approach

Investment properties such as the subject are normally valued based on their ability to generate
income and on anticipated change in value. Hence, analysis of a property in terms of its ability to
provide sufficient net annual return on investment capital is an important means of developing a
value indication. This estimate is developed in the income approach by capitalizing the projected
net income at a rate commensurate with investment risks inherent to the ownership of the
property. Such a conversion of income considers competitive returns offered by alternate

investment opportunities.

The first step in the income capitalization approach is to estimate the gross income, which can be
generated by the appraised property. The value of the property can then be estimated through
two capitalization techniques; the direct capitalization technique and discounted cash flow
analysis. The direct capitalization technique involves converting the stabilized hotels year
EBITDA income into an indication of value. The discounted cash flow technique considers the
conversion (discounting) of variable income streams over a multi-year projection period into a net

present value estimate.

Investment properties, such as the subject hotel facility, are normally valued based on their ability
to generate income. The net cash flow of the property is discounted to a present value
indication for the appraised property

The discounted cash flow analysis takes into consideration the timing, frequency, and
magnitude of the variable income stream, which the property is expected to generate. With
this method, the future cash flows are projected over a holding period; these amounts plus the
reversion value are discounted at an appropriate yield (discount) rate to a present estimate.

Discounting is a form of capitalization by which the projected future income receipts are
converted to a present worth. This method defines the differences in the timing of the cash
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flows by discounting their present worth and recognizes that income due and receivable

sometime in the future is less than income received today.

We have made projections and valued the property based upon our local knowledge of the 4-
star hotel market along the Balaton region and have correlated our knowledge of market
conditions with industry norms. Please note that a full breakdown of the projected
performances is in accordance with the Uniform System of Accounts for Hotels, and are set

Year 1 Year 2 Stabilized Year 5
) %
ceupancy (%) 48% 53% 62%
ADR (EUR
(EUR) 65 67 72
EUR 000 % EUR000] % EUR 000 | %
Rooms Revenue
venu 1,321/ 46.0% 1,503 | 41.0% 1,890 | 34.0%
F&B Revenue
venu 1477 | 41.0% 1,650 | 45.0% 2835| 51.0%
Other Revenue
venu 373 | 13.0% 513 | 14.0% 834 | 15.0%
Total Revenue
venu 2.872|100.0% 3.667 | 100.0% 5559 | 100.0%
Total Dept. Costs
P 1,333 | 46.4% 1,730 | 47.2% 2638| 47.5%
IBFC
763 | 26.6% 1,002 | 27.3% 1,670 | 30.1%
720 25.1% 947 25.8% 1,587 28.6%

EBIDTA HOTEL
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We detail below the primary points we have considered in preparation of our operating

projections:

» 10 year projection period was employed in the cash flow model.

» |tis our understanding and confirmed by the Client that the property will be operated as
an independent hotel and the owner will create a separate operating company to
manage the hotel. In turn, a separation between asset and operating company will be
created.

» We have applied an occupancy rate of 48.00% in Year 1, 53.00% in Year 2 and
62.00% in the stabilized Year 5. The stabilized year is where we consider that no
further increase in occupancy will be achieved, based on today’s market. To arrive at
these projections, we have correlated our knowledge of market conditions with industry
norms and gave careful consideration to the location and potential room night demand.
We consider a 5-year stabilization period is required for the hotel, which is typically
longer then a city hotel, however necessary period to build business for a new
countryside hotel.

» We consider occupancy should be sustainable at an average level of 62% over time
due to anticipated continual improvement and interest in the area as a prominent
leisure tourism destination catering predominately for the domestic and neighboring
countries within Central and Eastern Europe. This can be reflected in anticipated
steady growth in international passenger arrivals to the Balaton region primarily by
road transport and Budapest Airport, and a general trend amongst the domestic
tourism market for vacationing in Hungary instead of abroad.

= Our occupancy projections take account the general market levels and make

necessary adjustments for:

* Locations;

* Anticipated quality of hotel building and
facilities;

* Similar developments and supply within the
immediate catchment area and the Balaton
region;

* Spa/Wellness demand;

* Quality of existing hotel supply;

* Increased leisure activity.
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We are of an opinion that the average daily rate (ADR) in present values (excluding
inflation) is built up from EUR 65.00 in Year 1 to EUR 72 in Year 5, which reflects a
compound annual growth rate (CAGR) of 2.59% per year during this period. We made
a comparison of projected ADR and growth rate of other 4-star quality spa hotel
establishments within the countryside of Hungary. The Marcali Hotel will be the main
quality property in the city providing accommodation and spa services.

Revenue Profile: In our sales projections we have included revenue from guest room
sales, food and beverage, conferencing spa usage, which we have estimated in “other
income”. The project was compared with existing hotels to determine the amount of
potential revenue from spa treatments and adjustments were made to reflect on the
size, number of potential guests, facilities, quality of the property against the same
parameters from the other hotels.

Food and Beverage Revenue: The high proportion of food and beverage (F+B)
revenue in relation to the total revenue is attributed to the fact that the hotel is a resort
concept, whereby the captured guests tend to have all their meals and beverages in
the hotel compared to visiting other restaurants in the town. In addition, the future hotel
is relatively isolated from other F+B venues outside of the hotel area. We have
compared F+B spending patterns in other resort hotels around the Balaton region and
took this into consideration when projecting potential F+B revenue. In addition, there is
a tendency by hotel operators of resorts to discount the room price to increase
occupancy levels and average stay. The higher guest volume can subsequently lead to
increased F+B spending. This aspect has been reflected in our key operating
projections.

Cost Profile: We have assumed that Total Departmental Costs will stabilize at
approximately 47.5% of Total Hotel Revenue. We have projected that Undistributed
Expenses will be maintained at a range of c. 22.5% of Total Revenue, which we have
increased above the average hotel range partly due to anticipated increases in utility
prices, and additional expense associated to maintaining the thermal water, Spa and
pool heating.

Undistributed Operating Expenses — Include weighted costs that allow for the fact the
subject hotel is new and will have greater outlays in percentages of total revenue in the
first few years prior to stabilization predominately within Administration and General
and Sales and Marketing costs.
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» Profit Profile - We have assumed that the Total Hotel EBITDA will be in the range of 25
to 30.0% of Total Revenue, which is considered to be at the low range.

» Taxes & Insurance — We have made standard deductions for land and building taxes
and building insurance.

Capitalization and Discount Rate

In assessing the Fair Value of the property we have applied an investment yield to our
estimated EBITDA projections. We have also undertaken a discounted cash flow on the future

estimated income streams.

We assumed an 11.0% capitalization rate on the stabilized Total EBITDA cash flow and
applied a discount rate of 14.5% for our discounted cash flow. The capitalization rate is what
we consider to be appropriate for the Hotel given its location, market positioning, earning
capacity, and management expertise. This reflects our opinion of what the investment market
would pay at the valuation date based on the hotel being developed as detailed herein. We
have increased both the capitalization and discount rate compared to the previous report in
order to reflect on the increased demands of investors for countryside hotels. Investors for
hotel investments outside of Budapest demand higher yields and discount rates.

The DCF model used for valuation of the subject, including the above-mentioned parameters,
is included in the exhibit section to the report.

Gross Development Value

We have calculated a Gross Development Value to determine the projected cost of
development and taken into account the residual value of the land and building after
subtracting from the investment value of the hotel. Our Gross Development Value, amongst
other factors, is sensitive to certain assumptions. We have not run a sensitivity analysis on
different factors such as capitalization yield, inflationary increases and other factors that may
influence the value. It needs to be noted that we have taken into consideration the progress of
construction up to the December 31, 2011 within the development appraisal in order to provide
us with an accurate fair value of the property, which includes both the land and built up area.
In addition, as the development progresses we recommend that any potential lender or third
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parties have further development appraisals carried out as payments and investments in the

project are known.

We have relied upon the development schedule and physical inspection of the property to
provide us with guidance to the actual percentage of construction works completed to date.
We anticipate that works will recommence in April 2012 once finalization of MFB financing,
which could lead to a completion of development and opening in April 2013.

If the development alters from that contained herein then we reserve the right to adjust our
valuation accordingly.

We have applied a Developer’s Profit on Total Construction Cost of 15.00% in our appraisal.
In our opinion this is a reasonable allowance that a developer would consider to reflect the risk
of such project, and within the present developer’s profit margins in the Balaton region, and
consideration has been given to the stage of the development process. In addition, given the
current real estate market conditions, investors are anticipating lower profit margins on their
developments, not because of development cost inputs (construction costs are generally lower
at present), but because of lower revenue (sales) from their developments, which equates to
lower profit expectations.

We have applied a total construction cost for works of EUR 8,531,460 based on the gross
square meters (13,986 square meters). This amount is the actual contracted total concluded
with the original construction company. We anticipate that the future construction company
who will be contracted to complete the building works will not be in position to negotiate higher
costs due to the economic difficulties of the industry in Hungary. In turn, we anticipate the
overall construction costs to complete the project will not be higher then originally estimated.
We have taken considered the amount of construction costs paid to date up to December 31,
2011 and only included the amount remaining to be paid from January 1, 2012 onwards within
the development appraisal, which we have calculated to represent a further 43.8% of the total
construction budget including Furniture, Fixtures (FF&E) and Equipment. In turn, based on the
amount of payments made by the owner to the contractors, and a list provided to us by the
owner, we have determined that 56.2% of the total development budget was paid till the end of
2011. This provides us with the fair value of the plot and total construction costs invested up to
December 31, 2011.
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The FF&E budget is estimated to be c. EUR 1,500,000 (including public areas) equaling
EUR 12,931 per guest room, which we consider within the market range for a spa hotel of
4-star quality in the Hungarian countryside and is necessary to furnish the Hotel.

We have taken into consideration the “total construction budget” of EUR 10,035,000 (c. HUF
2,864,315,878), which includes both the construction costs and FF&E. However, we have
outlined these two separately in our development valuation, with total building construction of
EUR 8,531,460 and FF&E amount of EUR 1,500,000.

In our allocation of the amount paid from the total construction budget, i.e. EUR 10,035,000,
we considered the owner paid the amount of 56.2% and 43.8% of the total construction budget
to be further invested till completion. Although, FF&E has not been purchased to date and will
be in the last phase, it was irrelevant to the calculation because the actual amount spent from
the total construction budget, i.e. HUF 2,864,315,878, was important to determine present
valuation.

We have included an additional EUR 110,000 cost to reflect the pre opening expenses the
owner is anticipated to invest in the opening of the hotel. This includes costs like general
manager’s pre opening salary, staff training, travel costs and sales & marketing activities.

A finance rate of 5.00% is employed in all areas of our appraisal. We took into consideration
present EURIBOR rate plus banking margin. The current Euribor rate is c. 1%. The bank
margin was negotiated with MFB bank and set at 4%. The binding commercial financing terms
have been attached in the exhibit section of the report.
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CONCLUSION

Based on the investigation and premises outlined in the report, it is our opinion that, as of
December 31, 2011, the Fair Market Value of the land located in Gizella utca, Marcali,
Hungary, appraised under the premise open market sale, is reasonably represented by the
amount of SIX MILLION EUROS (EUR 6,000,000). Further, it is our opinion that, as of the
same date, the designated property's Fair Market Value on the premise of Orderly
Liquidation is reasonably represented by the amount of FOUR MILLION AND FIVE
HUNDRED THOUSAND EUROS (EUR 4,500,000).

Our concluded values are net values excluding VAT.

We have not investigated the title to or any liabilities against the properties appraised and no

responsibility are assumed for these matters.

Valuation / Transaction Consulting / Real Estate Advisory / Fixed Asset Management



American
Appraisal

EXHIBITS

* Development Valuation

* Discounted Cash Flow and Valuation Model
* Land Register Paper

* Building Permit

* Confirmation of EU Funding

* Binding MFB Bank Offer

* Photos

* Certificate of Appraiser
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Investment Valuation (Marcali Spa Hotel)

Manual Value
NET REALISATION

OUTLAY

EUR

12,600,000

ACQUISITION COSTS
Land and Built Up Area Residual Value

CONSTRUCTION COSTS

Building Construction Gross m? Rate m?
Marcali Hotel Spa Total Budget 13,986 €610.00

Construction cost remaining to completion @ 43,8% of Total Budget

Other Construction

Furniture, Fixtures and Equipment (FF+E)

FF+E including in construction budget with same ratio of completion @ 43.8%

Pre-opening Expenses

PROFESSIONAL FEES

Architect, Structural Engineer, Project Manager

FINANCE
Interest at 5.00% (Euribor +4%)
Total Finance Cost

TOTAL CONSTRUCTION, PROFESSIONAL AND FINANCE COSTS

Total Cost
8,531,460

1,500,000

10,676,460

PROFIT
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DISCOUNTED CASH FLOW

Fo in p values

YEAR 1 2 3 4 5

No of Rooms 116 116 116 116 116

Rooms Sold 20,323 22,440 24,134 25,404 26,251

Occupancy 48.0% 53.0% 57.0% 60.0% 62.0%

ADR 65.00 67.00 69.00 70.00 72.00

RevPAR 31.20 35.51 39.33 42.00 44.64

Growth (RevPAR) 13.8% 10.8% 6.8% 6.3%

REVENUES ('000s)

Rooms 1,321.0 46.0% 1,503.5 41.0% 1,665.2 37.2% 1,778.3 34.5% 1,890.1 34.0%
Food 689.2 24.0% 8984 24.5% 1,119.1 25.0% 1,340.2 26.0% 14453 7 26.0%
Beverage 287.2 10.0% 440.0 12.0% 581.9 13.0% 721.6 14.0% 7783 % 14.0%
Bangueting ( inc. Conferencing F&>B) 143.6 5.0% 220.0 6.0% 3134 7.0% 386.6 7.5% 444.7 8.0%
Other F&>B 574 2.0% 91.7 2.5% 125.3 2.8% 154.6 3.0% 166.8 7 3.0%

Total Food and Beverage 1,177.4 7 41.0% 1,650.2 7 45.0% 2,139.7 ¥ 47.8% 2,603.0 7 50.5% 2,835.1 51.0%

Other Income 373.3 13.0% 513.4 14.0% 671.5 15.0% 773.2 7 15.0% 833.8 7 15.0%

36671 100.0% 44764 5559.0

DEPARTMENTAL COSTS

Rooms 303.8 23.0% 330.8 22.0% 349.7 21.0% 355.7 20.0% 3780 ¥ 20.0%

Total Food and Beverage 824.2 70.0% 1,122.1 68.0% 1,433.6 67.0% 1,691.9 65.0% 1,842.8 7 65.0%

Other Income 205.3 55.0% 277.2 54.0% 355.9 53.0% 386.6 50.0% 4169 7 50.0%

TOTAL DEPARTMENTAL COSTS 46.4%

DEPARTMENTAL PROFIT 53.6% 1,936.9 52.8% 52.2% 7 2,921.3

UNDISTRIBUTED OPERATING EXPENSES

Administrative & General 287.2 10.0% 348.4 9.5% 402.9 9.0% 412.4 8.0% 444.7 8.0%
Sales & Marketing 1723 6.0% 201.7 5.5% 223.8 5.0% 257.7 5.0% 2779 5.0%
Property Operations and Maintenance 86.2 3.0% 110.0 3.0% 143.2 3.2% 175.3 3.4% 194.6 3.5%
Utility Costs 229.7 8.0% 275.0 7.5% 322.3 7.2% 335.0 6.5% 333.5 6.0%
TOTAL UNDISTRIBUTED EXPENSES 27.0% 25.5% 1,092.2 24.4% 22.9% !
INCOME BEFORE FIXED CHARGES 26.6% 27.3%

FIXED CHARGES

Property Taxes 14.4 0.5% 183 7  0.5% 224 " 0.5% 25.8 7 0.5% 27.8 7 0.5%
Insurance 14.4 0.5% 183 7  0.5% 224 " 0.5% 25.8 7 0.5% 278 7 0.5%
Land Taxes 14.4 0.5% 18.3 0.5% 224 7 0.5% 25.8 7 0.5% 27.8 7 0.5%
TOTAL FIXED CHARGES

EBITDA HOTEL

SHORTFALL TO STABILISATION 2041.2

Valuation / Transaction Consulting / Real Estate Advisory / Fixed Asset Management
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CALCULATION

YEAR 1 2 g 4 5 6 7 8 9 10

No of Rooms 116 116 116 116 116 116 116 116 116 116

Rooms Sold 20,323 22,440 24,134 25,404 26,251 r 26,251 v 26,251 v 26,251 v 26,251 v 26,251

Occupancy 48.0% 53.0% 57.0% 60.0% 62.0% 62.0% 62.0% 62.0% 62.0% 62.0%

ADR 65.00 69.68 74.63 78.74 84.23 87.60 91.10 94.75 98.54 102.48

RevPAR 31.20 36.93 42.54 47.24 52.22 54.31 56.48 58.74 61.09 63.54

Growth (RevPAR) N/A 18.4% 15.2% 11.1% 10.5% 4.0% 4.0% 4.0% 4.0% 4.0%

REVENUES ('000s)

Rooms 1,321.0"  46.0% 1,563.67  41.0% 180117 37.2% 2,0003"7  34.5% 221117 34.0% 229957 34.0% 239157 34.0% 248727 34.0% 2,586.77  34.0% 2,690.1 34.0%
Food 689.2"  24.0% 93447 24.5% 1,21047  25.0% 1,507.5"  260% 1,690.8"  26.0% 1,7585"  26.0% 1,828.8"  26.0% 1,9020"  26.0% 1,9780"  26.0% 2,057.2 26.0%
Beverage 28727 10.0% 457.67  12.0% 62947 13.0% 811.77  14.0% 91057 14.0% 94697 14.0% 98477 14.0% 1,024.17  14.0% 1,065.17  14.0% 1,107.7 14.0%
Bangueting ( inc. Conferencing F&»B) 143.6" 5.0% 228.8" 6.0% 338.97 7.0% 43497 7.5% 52037 8.0% 541.1"7 8.0% 562.7" 8.0% 58527 8.0% 608.6" 8.0% 633.0 8.0%
Other F&»B 5747 2.0% 9537 25% 1356”7  28% 17397 3.0% 19517 3.0% 2029 3.0% 21107 3.0% 219.57 3.0% 2282 3.0% 2374 3.0%

Total Food and Beverage 1,177.47  41.0% 1,71627  45.0% 231437 47.8% 2,9280"  50.5% 331677 51.0% 344937 51.0% 3,587.37  51.0% 3,73087  51.0% 3,880.07  51.0% 4,035.2 51.0%

Other Income 373.37  13.0% 533.97  14.0% 72637 15.0% 869.77  15.0% 15.0% 1,014.57  15.0% 1,055.17  15.0% 1,097.3"  15.0% 1,141.27  15.0% 1,186.8 15.0%

TOTAL RE UE 2,871.8 100.0% 100.0% 100.0% 5,798.0 100.0% .2 100.0% 6,763.4 100.0% 7,033.9 100.0% 100.0% 7,607.9 100.0% 7, 100.0%

DEPARTMENTAL COSTS

Rooms . 23.0% 34407 22.0% 21.0% 400.1"7 X 44227 20.0% 45997  20.0% 47837 20.0% 49747 20.0% 517.37  20.0% 538.0 20.0%

Total Food and Beverage . 70.0% 1,167.07  68.0% 67.0% 1,903.2" X 2,155.8"  65.0% 224217 65.0% 233177 65.0% 2,425.0"  65.0% 252207 65.0% 2,622.9 65.0%

Other Income . 55.0% 28837 54.0% 53.0% 43497 . 48777 50.0% 507.3"  50.0% 527.5"  50.0% 548.67  50.0% 570.6”  50.0% 593.4 50.0%

TOTAL DEPARTMENTAL COSTS 333. 1,799.3 313. g 3,209.2 3,337.6 71.1 3,609.9 47.5%

DEPARTMENTAL PROFIT ,538. 2,014.4 528.! 52. 3,059.9 52.8° 3,554. 3,696.3 3,997.9

UNDISTRIBUTED OPERATING EXPENSES

Administrative & General 287.27  10.0% 36237 9.5% 43587 9.0% 46387  8.0% 52037 8.0% 54117 8.0% 56277 8.0% 585.27 8.0% 608.6”  8.0% 633.0 8.0%
Sales & Marketing 1723”7 6.0% 2098”7  55% 24217 5.0% 2899”7  5.0% 32527 5.0% 33827 5.0% 35177 5.0% 365.8" 5.0% 38047 5.0% 395.6 5.0%
Property Operations and Maintenance 86.2" 3.0% 11447 3.0% 154.9" 3.2% 19717 3.4% 227.6" 3.5% 236.77 3.5% 246.27 3.5% 256.0" 3.5% 266.3" 3.5% 276.9 3.5%
Utility Costs 22977 8.0% 28607 7.5% 348.6"7  7.2% 37697 6.5% 39027 6.0% 40587  6.0% 42207 6.0% 43897 6.0% 45657 6.0% 474.7 6.0%

TOTAL UNDISTRIBUTED EXPENSES 1,521.8 1,582.6 1,645.9

763.0 26.6% 1,041.9 1,346.6 1,954.2 2,032.4 2,198.2 2,286.2

Property Taxes 1447 05% 1917 0.5% 2427 0.5% 290" 0.5% 3257 0.5% 3387 0.5% 3527 . 36.6” 380" . 39.6 0.5%
Insurance 144" 05% 1917 0.5% 227 0.5% 290" 0.5% 3257 0.5% 3387 0.5% 3527 . 366”7 0. 380" . 39.6 0.5%
Land Taxes 144”7 0.5% 19.17 0.5% 242" 0.5% 29.0" 0.5% 325" 0.5% 338" 0.5% 352”7 . 36.6" 38.0" . 39.6 0.5%

72.6 1.5%

1,274.0 / 1,645.2 1,930.9 28.6% 2,088.5

Valuation / Transaction Consulting / Real Estate Advisory / Fixed Asset Management
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11.00%

2,259 End Value

2,259" 20,536

12,386,936

12,998,893

12,690,000

63,450

12,630,000

108,879
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Korzeti Foldhivatal Marcali

Marcali 8700 Széchenyi u. 44. Pf.: 14, Oldal: 1/2
E-hiteles tulajdoni lap - Szemle masol at
M egrendelés szanm 30005/ 7515/2012
2012.02.13
MARCALI Seektor : 3
Belterllet 2027/11 helyrajzi szam
8700 MARCALI G zella utca 1.
I.RESZ
1. Az ingatlan adatai:
al részl et adat ok terulet kat.t.jov. alosztély adatok
mivel ési &g/ ki vett negnevezés/ mn.o ha n2 k.fill. ter. kat.jov
ha n2 k.fill
Kivett beépitetlen teril et 0 4. 5000 0.00
2. bejegyz6 hat arozat: 31040/ 8/1993. 03. 10
Kar pot | as
I.LRESZ

2. tulajdoni hanyad: 1/1
bej egyzd hatarozat, érkezési idd: 36424/ 2000. 07. 27
jogcim apport
jogal |l &s: tul aj donos
név: MARCALI SZALLODA KFT.
cim 8700 MARCALI Rakéczi utca 11.
torzsszam 11486550

IN.RESZ
1. bejegyzd hatarozat, érkezési idd: 36299/3/1999.08. 11

Onal | 6 szbveges bej egyzés a 2027/4 és a 2027/5.hrsz-ok (jraosztéa- saval kel etkezett.

2. bejegyzd hatéarozat, érkezési idd: 33950/ 153/ 2005. 05. 27

tnal | 6 szbveges bej egyzés a 2027/7, 2027/8, 2027/9, 2027/10 és a 2027/ 11 hrsz-U ingatlan
2027/ 11 helyrajzi szamal att 6sszevonva.

4. bejegyz0 hat arozat, érkezési id6: 39177/2009. 10. 30
Jel zal ogj og 378 000 000 FT, azaz haronszazhetvennyolcnmillid FT tanogatas és jarul éka erejéig.

jogosul t:
név: NEMZETI FEJLESZTESI UGYNCKSEG t érzsszam 15597683
cim : 1077 BUDAPEST Wessel ényi utca 20-22.

5. bejegyzd hatarozat, érkezési idd: 39343/2010.10.19
Vezet ékj og
1905 nR nagysagu teriletre.
jogosul t:
név: E. ON DEL- DUNANTULI ARAVHALCZATI ZARTKORUEN MIKODO RESZVENYTARSASAG t 6r zsszam 10732614
cim : 7626 PECS Buza tér 8/ A

Folytatas ak 6vetk ez6 | apon



Korzeti Foldhivatal Marcali

Marcali 8700 Széchenyi u. 44. Pf.: 14, Oldal: 2/2
E-hiteles tulajdoni lap - Szemle masol at
M egrendelés szanm 30005/ 7515/2012
2012.02.13
MARCALI Seektor : 33

Belterllet 2027/11 helyrajzi szam

Folytatéas az €l 6z0 lapr dl

IN.RESZ
6. bejegyzd hatéarozat, érkezési idd: 40841/2010.11.02
Vezet ékj og
122 nR nagysagu teriletre.
jogosul t:
név: E. ON DEL- DUNANTULI ARAVHALCZATI ZARTKORUEN MIKODO RESZVENYTARSASAG t 6r zsszam 10732614
cim : 7626 PECS Buza tér 8/ A

7. bejegyzd hatéarozat, érkezési idd: 41848/5/2010.11.22
Ker et bi zt ositéki jel zal ogjog 567 869 851 FT, azaz
Ot szazhat vanhét m | 1 i 6- nyol cszazhat vanki | encezer - nyol cszazot venegy FT tanogatas és j arul éka
erej éig.
bankhi t el szerz6dés al apj &n nyljtott kol cson biztositasara A jogosultat negilleti az el s6
zal ogj ogi ranghel y.

jogosul t:
név: NEMZETI FEJLESZTESI UGYNCKSEG t érzsszam 15597683
cim : 1077 BUDAPEST Wessel ényi utca 20-22.

Az E-hiteles tulajdoni |ap masolat tartal ma a kiadast negel 6z6 napi g negegyezi k az

i ngat | an- nyi | vant art asban szerepl 8 adat okkal . A szem e nmasol at a fenndll 6 bej egyzéseket,
a teljes masol at val amennyi bej egyzést tartal mazza. Ez az el ektroni kus dokunment um

ki nyont at va nem m ndsil hitel es bizonyité erej 0 dokunent ummak.

TULAJDONI LAP VEGE



Korzeti Foldhivatal Marcali
Marcali 8700 Széchenyi u. 44. Pf.: 14.

Helyrajz szam MARCALI beltertlet 2027/11
Méretarany: 1: 2000

Térképmasolat

Megrendelés szam 7/71/2012
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Marcali Paros Snkormanpsatanak
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Ugyiratszam: 923-9/2008. Targy: Marcali Szalloda Kft. 8700 Marcali,

Tel.: 85/501-050 2027/11. helyrajzi szam alatt gyogyszallé épitési
' engedélye
HATAROZAT

Epitési engedélyt adok, Marcali Szélloda Kft. 8700 Mareali, Rakéczi u. 11. szam alatti
épittetdnek, a Marcali Korzeti Foldhivatalndl 8700 Marcali, 2027/11. helyrajzi szdmon
felvett ingatlanon, gyégyszdllo épitésére a jelen épitési engedély mellékletét képezd
épitészeti miiszaki tervdokumentacidnak es miiszaki leirdsoknak megfelelGen, a kdvetkezd
helyiségekkel:

alagsor alatti szinten: vizgépészeti- szell6z6  berendezések elhelyezésére szolgdls
helyiségekkel és raktarhelylsegekkel valamint lepcsoterrel -
alagsori szinten:

- az épiilet északi részén: raktarozasz hulladékkezelési és gépészeti funkcidkat kzszolgalo
helyiségekkel, gazdasdgi-, személyzeti bejdrattal, személyzeti oltozbblokkal, szemelyzetz
étteremmel, valamint iroda helyiségekkel és lépcsGtérrel;

- az éplilet déli részén: gydgydszati funkcidkat kiszolgdlé helyiségekkel - (orvosi szoba,
elektroterdpia, hidroterdpia, masszdzs, vizesblokk, o6ltozd, iszappakolé helyiségekkel és
gyogytornateremmel), medence térrel (szauna, gézkamra, vizesblokk helyiségekkel, valamint
36 és 38 fokos medencével és kiilsé medencével);

- az éplilet kézponti részén: gydgydszati elécsarnokkal (gyogydszati recepcié, fogorvosi
rendel6, fodrdszat, kozmetika és szoldrium helyiségekkel) és lépcsbterekkel;

foldszinten:

- az épiilet kozponti részén: elScsarnokkal (vizesblokk, ruhatdr, recepcic helyiségekkel),
valamint lépcséterekkel,; - ‘

- - az épiilet északi részén: konyha- és szobaszerviz funkcickat elldté helyzsegekkel ‘

- az épiilet déli részén: 20 szoba (4 akaddlymentes) a hozzdjuk tartozé elStér-fiird6-we
helyiségekkel, kiilonteremmel és iroda helyiségekkel,

- az épiilet keleti részén: étreremmel;

L. emeleti szinten: 45 szoba és a hozzdjuk tartozé elGtér-fiirdé-we, lakosztdly (elGtér, szoba,
hdlé, gardréb, fiirdé-wc), szobaasszony szoba, tdrsalgé és raktdrhelyiségekkel, valamznt
lépcsiterekkel, padldstérrel és loggidkkal;

II. emeleti szinten: 33 szoba és a hozzdjuk tartozé el6tér- furdo-wc szobaasszony szoba és
tarsalgo helyiségekkel, valamint lépcséterekkel, padldstérrel és loggidkkal;

tetbtéri szinten: szobaasszony szoba, kazdnhdz, 15 szoba és a hozzdjuk tartozé elbtér- furdo-
we, lakosztdly (el6tér, gardréb, fiirdé-we, hdld) helyiségekkel, valamint lepcsoterekkel
terasszal, padldstérrel;

Az épiilet rendelkezik tovabba:

-2 db 630 kg teherbirasu személyfelvon6val (EMI alkalmassag1 nyilatkozatszam: 7775. )

-2 db 630 kg teherbirast személy-teher felvonéval (EMI alkalmassagi nyilatkozatszam: 7776)
-1 db 300 kg teherbirasu kisteher felvonéval (EMI alkalmassagi nyilatkozatszam: 7777)

-1 db 630 kg teherbirasi személy-teher felvondval (EMI alkalmasségi nyilatkozatszam: 7778)

Az engedélynek a kovetkez0 feltételei vannak:

Marcali Varos Onkormanyzata Miiszaki és Varostizemeltetési Iroda
E700 Marcali, Rékéczi u. I1., 870! Marcali, PF.:5,
Tel. 85/ 5C-050, 82/ 50)-060, fa: 85/ 50/-0%5,  F-mail: pighiv@marcaihu
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1. Az OTEK 253/1997. (XIL 20.) Korm. rendelet 42 § (7) bekezdése alapjan a 10
gépjarmiinél nagyobb befogadoképességli felszini varakozéhelyet fasitani kell. A fisitist
minden megkezdett 4 db varakozdhely utan 1 db, nagy lombkoronat novels, kornyezettirs,
talkoros lombos fa telepitésével kell megoldani. A 16/2003. ( X.16.) szamii Marcali véros
hely1 épitési szabalyzat 11. § (4) bekezdése alapjan a telken a teljes telekmeret minden 200

m’-e utdn 1 db, min. 16/18 cm t6rzs kérméretii lombos fa tiltetendd. 45000 m-es telek esetén
225 db. A fakat a hasznilatbavételi engedély kerelmezeselg el kell ultetru a
hasznilatbavételi engedély csak az iiltetés utan adhaté ki. ’

2. A Marcali Virosi Onkormdnyzat szatasos Tuzoltoparancsnoksaga B-150/2/2007. szdmu
szakhat6ségi dllasfoglalasdban a kévetkezoket nyilatkozta: ~

Ertesitem, hogy a térgyi tiggyel (Marcali Szélloda Kft. Marcali, 2027/11. hrsz. alatti szalloda
épitési engedély hosszabbités) kapcsolatban az épitési engedelyenek megadésahoz tlizvédelmi
szempontbdl hozzajarulok.

3. Az ANTSZ Marcali-, Fonyodi-, Lengyeltoti Varosi Intézete 5037-4/2007 szémﬁ'
szakhatOségi dllasfoglaldsaban a kivetkezOket nyilatkozta:

A Marcali, 2027/11 hrsz. alatti Termdl Hotel épitési engedélyének kiadasahoz -épittets:
Marcali, Szilloda Kft. Marcali, Rékéczi u. 11, -a megkiildott D-2005/5-EM munkaszdmi
engedélyezési tervdokumenticié és a hidnypétlasként megkuldott nyllatkozat alapjén
- kozegészségligyi szempontbdl a hozzajarulast megadom.

4. Dél-dunantili Kornyezetvédelmi, Termeszetvedelml €s Viziigyi Felugyeloseg 1727-
2/2008. szam1 szakhatésagi 4llasfoglaldsaban a kévetkezoket nyilatkozta: '
A Marcali V 4ros Onkorményzatanak Polgarmesteri Hivatala Miiszaki és Varosuzemeltetes1
Iroda (8700 Marcali, Rakoc21 u 11) megkeresesere szakhatosagi allasfoglalasunkat az
alabbiak szerint adjuk meg.
A targyi ingatlanon tervezett szélloda épitési engedélyének kiadasahoz a rendelkezésre 4ll6
adatok, tények alapjan a kévetkez§ feltételekkel hozzajarulunk.
1. A probalizem soran a P1 (VITOPLEX kazan 1) és P2 (VITOPLEX kazin 2)
azonositészamu bejelentés koteles pontforrasokon a 17/2001. (VIIL3.) K6M rendeletnek
megfeleld médon, akkreditalt mérészervezettel végeztetett szabvanyos emisszié méréssel
meg kell hatdrozni a légszennyez6 anyag kibocsatést, és 1gazolm kell' a vonatkozo
kibocsatasi hatarértékek teljesiilését.
2. A mérési szakvéleményt, a 21/2001 (I1.14.) Korm. rendelet 4.1. melleklete alapJan
elkészitett levegdvédelmi mikodési engedély kérelmet és az alapbejelentést -LAL-
formanyomtatvdnyon -a hasznalatbavételi engedélykérelemmel egyidében - kell
feltigyel6ségiinkre benyujtani.
3. Az épittetd az épitési és bontasi hulladék kezelésének részletes szabalyairdl®szolo
45/2004.(VI1.26.) BM-KvVM egyiittes rendelet 10. §-ban eldirt nyilvéntartd lapokat és a
hulladékok adott hulladékfajta kezelésére engedéllyel rendelkezé hulladékkezel6nek
torténd  4dtadasat igazolé bizonylatokat koteles a hasznalatbavételi eljaras sorén
feliigyelGségilinknek benytjtani.
4. Az épitési munkdlatok sordn keletkezé hulladékok lehetdség szerinti minél nagyobb
aranyu hasznositasar6l gondoskodni kell.
5. A beruhézast érinté valamennyi vizjogi engedély koteles miitargy engedelyezteteserol
megvalositasérdl a hasznalatbavételig gondoskodni kell.

5. A Pécsi Béanyakapitdnysédg 4329 4/2008. szdmu szakhatésagi 4llasfoglaldséban a
kovetkezbket nyilatkozta: ‘

Marcali Véros Onkormanyzata Miiszaki és Varosiizemeltetési Iroda

B700 Marcali, Fékéczi u. I1., E70! Marcali, Pf.: 5.
Tel. 82/ 50-050, 85/ 50-060, fax: 85/ 501-055, E-mail: polahiv@marcaiu
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A Pécsi Béanyakapitanysag (tovabbiakban: Bk.) a Marcali, 2027/11. hrsz. alatti ingatlanon
létesitendd szalloda épitési engedélyezési eljardsa targyaban beterjesztett, a megkereséshez,
mellékelt engedélyezési tervdokumentacié és . talajmechanikai szakvélemény alapjan
szakhat6sdgi hozzajaruldsat az alabbi feltételekkel adja meg:

1. Az épités soran az épités engedélyese (Marcali Szalloda Kft, Marcali) az épitési teriileten a .
természetes el6fordulési helyérdl kitermelt 4svanyi nyersanyagot azon csak kiilén jogszabaly
szerint tulajdonjogot szerezve értékesitheti, illetve hasznosithatja iizletszerfien. A hatalyos
szabalyozas alapjan (1993. évi XLVIIL. térvény 49.§ 1.) asvanyi nyersanyagnak mindsiil
minden, a humuszon kiviili f5ldtdmeg, fliggetlentil annak asvanyi anyag Osszetételétl. Az
asvényi nyersanyagok fajtdirdl, megnevezésérd! a 118/2003. (VIIL8.) Korm. rendelet ad
tajékoztatast. .

2. Az engedélyezett épitési teriiletrdl az épitési tevékenység sordn iizletszerii hasznositési
illetve értékesitési céllal torténd 4svanyi nyersanyag kitermelése esetén (bevagasbol szarmazé
asvanyi nyersanyag "felesleg"-nek az épitési teriiletrs] kiilsé helyre t6rténé elszallitasakor) az
1993. évi XL VIIL térvény 1.§ (7) és 20.§ (2) b./ pontja alapjén a kitermelési tevékenységet
végzbnek banyajaradék 6nbevallasi és befizetési kotelezettsége 4ll fenn.

3. Az épitési munkdkhoz sziikséges 4svanyi nyersanyagok (homok, agyag, homokos kavics,
z0zottk6, stb.) az épitési teriiletrd] kitermelt mennyiségen felill csak érvényes hatéségi
engedéllyel rendelkezd kitermel8helyrd] (banyabél) szarmazhatnak. Az el6zbekben leirtaktol
eltérben végzett asvanyi nyersanyag kitermelés az 1993. évi XLVIIL. torvény. 41.§ (1) c./
alapjdn jogosulatlan banyészati tevékenységnek minésiil és banyészati birsaggal stjthatd.

4. A talajmechanikai szakvélemény V. fejezetében megadott egyedi feltételeket betartva kell
végezni az épitési tevékenységet.

- 6. A Nemzet Ko6zlekedési Hatésag Dél-dunéntili Regionalis Igazgatésaga KA/2089/1/2007.
szamu szakhat6ségi 4lldsfoglalasaban a kévetkez6ket nyilatkozta:

«» A Marcali, 2027/11. hrsz. alatti ingatlanon -Marcali Szalloda Kft. 8700 Marcali, Rékéczi u.

11. sz. alatti épittetd részére -szalloda épitési engedély kiadésahoz, -a benytjtotl 5
tervdokumentacié alapjan, -a szakhatsagi hozzajarulast a ko vetkezé feltételekkel megadjuk:
1. A 253/1997. (XI1.20.) Kormanyrendeletben (OTEK) eléirt ~tervdokumentaciéban
megjeldlt 117 db -parkoléhelyet biztositaniuk kell. A kozteriileten -nem a szalloda
teriiletén beliil -létestilé parkolok épitése engedélyksteles tevékenység. o

2. A csatlakozd Ut kezel6jének utkezeldi hozzajarulasat engedélyesnek be kell szerezni és az
abban foglaltakat kételes betartani. DR

3. A fenti létesitmények hasznélatba-vételének feltétele, az OTEK eléirdsai szerinti parkolok
kialakitdsa, és az épitési engedélykételes parkolék jogerds forgalomba helyezési
hatérozatinak megléte.

4. Az engedélyezési terveket, a csapadék-vizelvezetési rendszerrel egylitt, a hatalyos miiszaki
4gazati elGirdsok betartasaval, el kell készittetni. :

5. Az épitési terveket a 15/2000. (XI. 16.) K6ViM rendeletben eldirt mellékletekkel
felszerelve, hét példdnyban, az engedélyezési eljaras lefolytatdsa céljabdl, hivatalunkhoz be
kell nywjtani. g

6. Szakhatésagi hozzajérulasunkat az iigyben eljaré hatésag hatdrozataba koteles belefoglalni
¢s a hatdrozat egy példényat résziinkre megkiildeni. :

7. A Pécsi Méréstigyi és Miiszaki Biztonsigi Hatésag P-2241-1/2007. szama szakhat6sagi
allasfoglalasaban a ko vetkezéket nyilatkozta: '
Hivatkozva 16584/1/2007 sz. leveliikre az aldbbiakban adom meg a Pécsi Mérésiigyi és
Miiszaki Biztonsagi Hatésag szakhat6sagi hozzdjarulasat. Hozzajaruldsunk feltétele:
1. A kazdnhédz gézellatdsanal, kialakitasénal a jelenleg érvényes 11/2004. (11.13.) GKM.
rendelet, valamint a 2006. 06. 26.-an kézzé tett ,,A gaz csatlakozévezetékek és fogyaszt6i
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berendezések 1étesitési €s lizembe helyezem Miszaki Biztonsagi Szabalyzata" szerint
jarjanak el.
2. A hiit6berendezések kialakitasanal, amennyiben az nyomastarté berendezést is tartalmaz
a jelenleg érvényes 63/2004. (IV .27) GKM rendelet alapjén Hatésagunk engedélyezé
hatdséag, igy ezen berendezésekre létesitési engedély kérelmezendd. Hi: a hasznalatbaveteh
engedély kérelem begyjtésig. :
. 3. Nyomvonalas létesitmények ( elektromos f6ldkébel, légvezeték, Transzformétor
- é&llomés...stb.) vonatkozdsaban a 8/2001. (111.30.) GM. rendelet; illetve a 2001. évi CX
torvény; 180/2002. (VIIL.23.) korményrendelet alapjén, vezetékjogi-, illetve sajétos
épitmény épitési engedély kérelmezendd. Hi: a hasznélatbavételi engedély kérelem
begytjtasig. : _
4. Felhivjuk a beruh4dzé, generdl kivitelezd figyelmét, hogy jelen szakhat6sagi
hozzijruldsunkban szereplé kikotésekkel kapcsolatos tdjékoztatasi kotelezettségének az
alvéllalkozdk felé tegyen eleget, hogy azok az épitési hasznalatbaveteh kérelem benytijtasa -
el6tt teljesithetdk legyenek!
5. A megtett intézkedéseket az épitési. hasznalatbavételi eljaras alkalmaval ellenérizni
fogjuk. A fentiekben szerepld feltételekkel, szakhatdsagi hozzajarulasunkat megadjuk.

8. A Somogy Megyei Allategészségiigyi és Elelmiszer Ellen6rzd Allomas Keriilet
Foéllatorvosa 479/2007. szam1 szakhatdségi allasfoglaldsaban a kovetkezbket nyilatkozta:

A fenti targyra és szdmra vald hivatkozassal értesitem, hogy Marcali szalloda Kft. 8700
Marcali, 2027/11. szim alatt szalloda épitési engedélyezési ligyében szakhatésigom részére
megkiildott tervet €s miiszaki leirdst attanulmanyoztam, a tervek szerint t6rténé kivitelezéshez
hozzéjarulok.

9. Jelen épitési engedélyben szerepld épitési munkékat az 1997. évi LXXVIIL. Torvény
(épitési torvény) és az orszagos telepiilésrendezési és épitési kovetelményekrdl sz616
253/1997. (XII. 20.) Korm. rendelet szerint, az engedélyezett és jovahagyasi zaradékkal
ellatott épitészeti - miiszaki tervdokumentéciok szerint lehet csak végezni.

10. Az épittetdk csak a jogerds é€s végrehajthatd épitési engedély és az ahhoz tartozd -
engedélyezési ziradékkal elldtott - épitészeti - miiszaki tervdokumentacié alapjén, az
engedély érvényességének idStartama alatt, tovabba a sajat felelossegukre és Veszelyere
¢pitkezhetnek. P

11. Az épitéipari Kkivitelezési tevékenységrél, az épitési naplorél és a kivitelezési
dokumentacié tartalmérél sz6lé6 290/2007. (X. 31.) Korm. rendelet 16. § alapjan: ,, Az
épitésiigyi hatésagi engedélyhez kotott épitési tevékenység — a (3) bekezdésben foglaltak
figyelembevételével — az 1. mellékletben meghatarozott tartalma  és reszletezettsegu
kivitelezési dokumenticié alapjin végezhetd.”

12. Az épittetbket az épitési engedély jogerbre emelkedésérdl és végrehajthatéségéiél az
engedélyezési zéradékkal elldtott épitészeti mlszaki tervdokumenticié 2 példanydnak
megkiildésével kiilon értesiteni fogom.

13. Az épitési munka végzésével kapcsolatban sziikségessé valo kozteriilet hasznalatat a
Marcali Véaros Onkorményzatatdl kell kérniiik.

14. Az épittet a kivitelezési munkdk megkezdése elétt legalabb 8 munkanappal koteles
az 1. foku épitéstigyi hatésagnak irasban be]elentem a felel6s miiszaki vezet6 nevét cimét,
jogosultsagdnak igazoldsat.
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A bejelentés elmulasztésa esetén — annak pétlasdig — az épitésiigyi hatosag az épitési munkak
végzését ledllitja. .

15. Felhivom az épittetd figyelmét, hogy az épitésiigyi hatésdgi engedélyhez kitott és az
épitésiigyi birsig megallapitisinak részletes szabilyairdl szélé jogszabaly szerint
szamitott 30 millié forint értéket meghalad6, vagy a kozbeszerzésrgl szélé torvény
hatilya ala tartozoé épitési tevékenység akkor kezdhetd meg, illetve akkor folytathaté, ha
az els6foku épitésfeliigyeleti hatésignak (Kaposvar, Csokonai u. 3.) a Kivitelezési
munkik megkezdése el5tt legalabb 15 munkanappal bejelenti a fentieken til az épittets
nevét, cimét, épitési helyszin cimét, helyrajzi szdmat, a Kivitelezé (villalkoz6) nevét,
cimét, kivitelezési jogosultsigidnak (vallalkozéi engedély, cégbirdsigi bejegyzés) kiilon -
jogszabdly szerinti igazoldsit, épitési miiszaki ellenér nevét, cimét, jogosultsiginak
igazolasdt, a jogszabdlyban elbirt esetekben a Kiviteli tervek meglétérdl sz616 tervezdi
nyilatkozatot, valamint egyéb, jogszabdlyban meghatirozott dokumentumot. Ezzel
egyidejlileg az épitési tevékenységre vonatkozdé Kivitelezési ~értéket, az épités
helyszinének cimét és helyrajzi szdmat az €pités helye szerinti illetékes APEH-nak is be
kell jelenteni.

Ha az épitési tevékenységet bejelentés nélkiil, vagy az épitésfeliigyeleti hatésag hianypotlasi -
felhivasa illetve tiltasa ellenére kezdik meg, illetve végzik, azonnali intézkedés keretében az

épitésligyi vagy épitésfeliigyeleti hatdsag tiltja meg az épitési tevékenység végzését, amelyik . '

az ellendrzése sordn a szabalytalansigot észlelte. A hatdrozat azonnali végrehajtisa
fellebbezésre tekintet nélkiil elrendelhetd

16. Ha az . épitési tevékenységet bejelentés nélkiil vagy az épités-feliigyeleti hatosag
hianypétlasi felhivasa illetve tiltasa ellenére kezdik meg, illetve végzik, azonnali intézkedés
keretében az épitésiigyi vagy épités-feliigyeleti hatosdg tiltja meg az épitési tevékenység
végzését, amelyik az ellendrzése sordn a szabélytalansagot észlelte. A hatdrozat azonnali
végrehajtasa fellebbezésre tekintet nélkiil elrendelhetd.

17. Az épittetbk kételesek haladéktalanul  bejelenteni a fentiekben méghatéiozott'
adatokban tortént valtozasokat. .

18. Felhivom az épittetdk figyelmét, hogy az épitési, illetve bontdsi- tevekenyseg
befejezését kovetden, a hasznalatbavételi engedélykérelem benytjtasaval egy idSben - a
kiilon jogszabadlyban meghatirozott mindéségii és mennyiségii hulladék keletkezése
esetén - koteles elkésziteni az épitési tevékenység soran ténylegesen keletkezett hulladékrél
az eldirt épitési hulladék nyilvantartd lapot, illetve a bontési tevékenység soran ténylegesen
keletkezett hulladékrél az eldirt bontdsi hulladék nyilvantarté lapot, melyet a
kornyezetvédelmi hatdsaghoz kell benytjtania. : ' _ '

19. Felhivom az épittetdk figyelmét, hogy az épitménybe épitési terméket, berendezest
szerkezetet beépiteni csak annak megfeleldség-igazoldsa mellett lehet.

20. Megallapitom, hogy az engedélyezett épités felelés milszaki tervezodje:
Dévényi Sandor okl. épitészmérndok
Cime: 7621 Pécs, Teréz u. 11.
Kamarai tagsdgi szdma: SMEK E1 02- 0046

21. Felhivom az épittetdk, valamint a felelds miiszaki vezetd ﬁgyelmét, az épitési engedély
jogerdre emelkedése elott végzett épitési munkaépitési engedély nélkil végzett
tevékenységnek mindsill, amely esetben az épittetdvel szemben az Etv. 48..§ /1/
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bekezdésében meghatérozott fennmaradédsi engedélyezési eljarast kell lefolytatni, és az
épittet6t épitésiigyi birsdggal kell sujtani, amelynek mértékét a 245/2006. (XII. 5.) Kormény
rendelet szerint kell megallapitani.

22. Felhivom az épittetdk, a felelés miiszaki vezetd figyelmét arra, hogy az épitési munkak
sordn, az épitkezés helyszinén kell tartani- a jogerés épitési engedélyt és a jovahagyasi
zéradékkal ellatott miiszaki tervdokumentaciot.

23. Az épités ellenérzése érdekében biztositani kell, hogy az épitést jogszabaly alapjan
ellendrzd épitésiigyi hatdsag, és az épités-feltigyeleti- ellenbrzést végzd szervek, ellenbrzési
feladataik végzéséhez ~sziikséges adatok és bizonyitékok az épitkezés helyszinén
rendelkezésre alljanak. gy kiilondsen a felel6s miiszaki vezetd és kivitelezd elbirt képesitési
és mds szakmai feltételei meglétére, a beépitett anyagok épiiletszerkezetek megfelelésségének
bizonyitdsdra szolgald iratok, a kiilén jogszabilyban meghatarozott esetékben - az épitési
naplo, rendelkezésre alljon, valamint az 4llékonysagra, életre, egeszsegre koz- - és
vagyonbiztonsagra vonatkoz6 eléirdsok betartasa ellendrizhetd legyen. :

24. Felhivom az épittetdk figyelmét arra, hogy az épitmény hasznilatbavételéhez
hatésigomtél hasznilatbavételi engedélyt kell kémilik --akkor, ha az épités
rendeltetésszerii és biztonsdgos haszndlatra alkalmassa valik. Az épitményt csak jogerés
és végrehajthaté hasznilatbavételi engedély alapjdn szabad hasznilatba venni.

25. Felhivom az épittetk figyelmét, hogy az épitésiigyi hatdsagi (létesitési) engedélyhez
kotott épitmények €pitdipari kivitelezési, bontasi tevékenysége akkor folytathatd,

- ha az épitdipari kivitelezés, bontas az épitési tevékenységet folytatd egyem vallalkozo vagy
gazdasagi tarsasag tevékenységi korében szerepel,

- a kivitelezési tevékenységet névjegyzékbe vett olyan felelés miiszaki vezetd iranyitja, aki a
kivitelezé tagsagi, alkalmazotti vagy megbizotti jogviszonyban &ll, és. aki a kivitelezési
tevékenység szakirdnydnak megfeleld jogosultsaggal és egyéb feltételekkel, tovabba a
kivitelezési tevékenységet végzok felett kzvetlen irdnyitasi joggal rendelkezik,

- akivitelezd és a miiszaki vezetd rendelkezik kotelezod szakmai felelsségbiztositassal,

- az épitbipari munkak tervezett megkezdését - jogszabalyban meghatérozott ‘esetekben és
modon - az €pitésfeliigyeleti hatésagnak a kivitelezés tervezett megkezdése el6tt 15 nappal az
épittetd bejelentette, és az épitésfeliigyeleti hatdsdg a kivitelezési tevékenység megkezdeset
végzését a bejelentéstdl szamitott 15 napon beliil nem tiltotta meg.

26. Téjékoztatom az épittetdket, hogy a jogerds épitési engedélyben foglaltaktél a
megvalositds sordn nem lehet eltérni. Az engedélyezett allapottol eltérd épitési engedélyezési
kotelezettség ald esé moédosulas esetén az épitési engedély médositasat kell kérniiik az €pitési
hatosagtol.

27. Ha a megval6sitds sordn a jogerSs és végrehajthatd épitési engedélytsl, valamint az
épitészeti miiszaki tervdokumentaciotol eltéréen végezték az épitést, de az eltérés nem
mindsill €pitési engedélyhez kotott épitési munkanak, akkor a hasznalatbavételi engedélyhez
sziikséges jogszabalyban meghatdrozott mellékleteket ki kell egésziteni a felelés muszak1
vezetd eltérést ismertetd nyilatkozatéval és az azt 4brazolo édllapottervvel.

28. Az épitési engedély érvényességi idejét e hatarozat jogeréssé és vegrehajthatova vélésat
kévetd 2 évben allapitom meg.
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29. Jelen épitési engedélyem a fenti idGpontot kiovetben érvényét veszti, kivéve, ha az
€rvényességi id6n belill az €pitési tevékenységet megkezdtek és az épités a megkezdésétsl
szamitott S éven beliil a hasznalatbavételi engedély megadisara alkalmassa valik.

30. Téjékoztatom az épittetéket, hogy az engedély érvényességi idejének lejarta elbtt
el6terjesztett kérelmitkre mindaddig, amig az engedély megadasakor fennallé szabalyok vagy
hatésagi elbirdsok nem valtoznak meg, az ¢épitési engedély érvényességi . ideje
meghosszabbithat6. Amennyiben az érvényességi idd lejar és annak meghosszabbitésat
elmulasztjék, tovabba az épitmény hasznalatbavételre még nem alkalmas, az épitési engedélyt
az épitéshatdsagtol ismételten meg kell kérniiik.

31. Téajékoztatom az épittetbket, hogy az épitésiigyi hatosagi engedély nem mentesit az egyéb
jogszabalyokban eldirt engedélyek, hozzajarulasok megszerzésének kotelezettsége aldl.

32. Téajékoztatom az érdekelt tigyfeleket, hogy a jogorvoslatra nyitva 4116 idé alatt az
engedélyezés térgyit dokumentdlé épitészeti-miiszaki dokumentécidjat, a Marcali Viros
Polgarmesteri Hivatal 1. foki kiemelt épitésiigyi hatosag fszt. 12. szdmé irod4jaban
tekinthetik meg.

33. Az épitési engedély az épitési munkaval kapcsolatos polgari jogi vitdkat nem dénti el.

34. Az épitési engedélyt az épittetdk jogutddja is felhasznalhatjak, de kételes a jogutodlast
annak megfeleld igazoldsa mellett az épitkezés megkezdésének vagy folytatdsanak
megkezdése el6tt az I. fok épitési hatésagnak irdsban bejelenteni, és az épitést folytatni csak
jogerds névétirasi hatdrozat birtokaban lehet.

35. Felhivom az épitésben érdekelt ligyfeleket, hogy a kiilén jogs'zabélyokban meghatarozott
rendelkezések szerint kotelesek tiirni a joger8s és végrehajthatd épitési engedélynek

megfeleld épitési munkak végzését, s amennyiben ezzel Osszefliggésben karuk keletkezik, ugy
annak megtéritését a Polgari Torvénykonyv szabalyai szerint az épittet6kid] kérhetik.

36. Az épittetdknek és a kivitelezdnek az épitési tevékenység soran keletkezett épitési
hulladékot, maradék épitbanyagot és épitési segédeszkozoket el kell szallittatnia a' kornyezetet
¢s a terep felszinét az eredeti, illetve engedélyezett 4llapotaban kell stadnia, a kdrnyezetben
okozott karokat meg kell sziintetnie a munkalatok befejezését kovetd 30 napon beliil.

37. Az eljaras soran koltségek nem meriiltek fel.

- Dontésem ellen a kézhezvételétél szamitott 15 napon belil a Dél-Dunantili Regionalis
Kozigazgatasi Hivatalhoz (Kaposvar, Csokonai u. 3.) cimzett, de hivatalomnal benytdjtand6 2
példinyos 30.000 Ft illetékbélyeggel ellétott fellebbezéssel lehet élni. A fellebbezés
elektronikus uton torténd benytjtaséara nincs lehetdség. 5

Indokolas
Marcali Szélloda Kft. 8700 Marcali, Rékéczi u. 11. szam alatti épittetd iroddmhoz benyujtott

kérelmében kérte, hogy a Marcali Korzeti Féldhivatalnal 8700 Marcali, 2027/11. helyrajzi
szamon felvett ingatlanon, a rendelkezé részben koriilirt épitést engedélyezziik.
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A 2008. szeptember 24. napjan lefolytatott helyszini ellenérzés sordn megéallapitottam, hogy
a benyujtott kérelem és épitészeti miliszaki tervdokumentaci6 a tényleges valdsagos allapottal
egyezik, annak megfelel.

A tervezdkeént feltiintetett személy, tervezési Jjogosultsaggal rendelkezik.

A helyszini szemle, valamint az engedélyezésre benyujtott tervdokumentacié alapjan
megallapitottam, hogy az épités az 1997. évi LXXVIII térvény 18 - 22 §-aiban, illetdleg 31.
¢s 36§-aiban foglalt kovetelményeknek, valamint a 253/1997.(XII. 20.) Kormény szdmu
rendeletben (OTEK) rogzitett kovetelményeknek megfelel. A rendelkezd részben foglalt
kikotéseket a 46/1997.(XIL. 29.) KTM. szému rendelet 20.§ /1/ bekezdés d./ pontjsban

biztositott jogk6rémben irtam el6. : o

_Eljérdsom sordn megéllapitottam, hogy a kérelmezett €épitési munka megfelel Marcali Varos
Onkorményzata 16/2003. (X. 16.) szému rendeletben meghatarozott helyi épitési
eldirdsoknak.

A Marcali Virosi Onkormdnyzat Hivatdsos T uzoltéparancsnoksdga  szakhatésagi
nyilatkozatat az alabbiakkal indokolta: :

A Marcali Szilloda Kft. Marcali, 2027/11. hrsz. alatti szalloda létesitési engedélyezéséhez
irdnyul6 kérelmét az 1996. évi XXXLI. torvény 12. §-a, a 79/2007. (IV.24.) Korm. Rendelet 3.
§ (1) bekezdése, a 11/2007. (IV. 24.) OTM rendelet 1. § (1) bekezdés, a 46/1997. (XI1.29.)
KTM. szému rendelet 7. § (1) bekezdése és a Kozigazgatasi hat6sagi eljaras és szolgaltatas
altaldnos szabélyairél sz6l6 2004. CXL. t6rvény alapjan feliilvizsgaltam. A terv megfelel a
tlizvédelmi kovetelményeknek, ezért a targyi engedély megaddsdhoz kikotés nélkiil
hozzajarulok. Allasfoglaldsom ellenjogorvoslattal €lni csak az engedélyezé hatésag ital az
ligy érdemében hozott I. fokii hatdrozat ellen benytjtott fellebbezésben lehet.

Az ANTSZ Marcali-, Fonyédi-, Lengyeltoti Virosi Intézete szakhatéségi nyilatkozatit az
alabbiakkal indokolta: : ' :

A szakhatéséagi allasfoglalast a 46/1997. (XIL. 29.) KTM rendelet 7. §-a alapjan adtam ki. A
szakhat6sagi allasfoglalds ellen 6nall6 jogorvoslatnak helye nincs, az érdemi hatérozat elleni
fellebbezéssel timadhatd. ~ R

A Dél-dunéntili Kornyezetvédelmi, Természetvédelmi &s Viziigyi Feliigyeléség szakhatosagi
nyilatkozatat az aldbbiakkal indokolta:

A hataskoriinkbe fartozd kérdéseket megvizsgalva megallapitottuk, hogy a targyi ingatlanon
tervezett szalloda épitése az 4ltaldnos jogszabalyi eldirasoknak és  a benyjtott

dokumentécionak megfelel, Feliigyeléségiink részérdl nem kifogasolt, ‘ezért ahhoz -

‘hozzéjérulasunkat megadtuk. A zaj- és rezgésvédelmi - kovetelmények elbirdsa és-
teljestilésének ellendrzése a jegyzd feladat- és hataskorébe tartozik a 12/1983. (V.12)MT
rendelet 25.§ - a alapjan. A Dél-dunanttli Kérnyezetvédelmi, Természetvédelmi és Viziigyi
Feliigyeléség a kornyezetvédelmi, természetvédelmi, vizligyi hatésigi és igazgatasi
feladatokat ellaté szervek kijelolésérdl szol6 347/2006. (XIL 23.) Korm. rendelet 8. § (2) és
38.§ (1) bekezdése alapjan jart el, a Feliigyel6ség illetékességi teriiletérdl az 1. szamu
melléklet IV. 4. pontja rendelkezik. Szakhatésagi 4llasfoglalasunk el6irasait a 21/2001 (I1.14))
Korm. rendelet, a hulladékgazdalkodasrél sz6lé 2000. évi XLIIL térvény 5. §-a, és a 72/1996.
(V.22)) Korm. rendelet 3. §-a alapjan a '46/1997.(X11.29.) KTM rendelet 7. § (1)
bekezdésében foglalt hataskoriinkben adtuk meg. ‘ ' ;

Marcali Véaros Onkorményzata Miiszaki és Varosiizemeltetési Iroda

8700 Marcali, Rékéczi u. Il., 70! Marcali, PF.:5.
Tel. 82/ 50)-080, 85/ 5Q-060, fax: 55/ 501-0%5,  E-mail- polahiv@mzrcahu
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A Pécsi Banyakapiténysag szakhatosagi nyilatkozatat az aldbbiakkal indokolta:

Marcali Véaros Onkorméanyzatanak Polgérmesteri Hivatala 16584/1/2007. szamu levelében
szakhatdsagi allasfoglalds kérése céljabol kereste meg a Bk-ot a tirgyban megjelolt ingatlanon
létesitend6 szalloda épitési engedélyezési eljarasdban. A megkereséshez mellékelte a Dévényi
és Térsa Epitész Kft. altal 2005. jéliusdban készitett engedélyezési tervdokumenticiét és
talajmechanikai szakvéleményt. A Bk. a rendelkezésre 4ll6 dokumentédcidk alapjan az
alabblakat allapitott meg:

A talajmechanikai szakvélemény a teherviseld altalajokat feltarta és azonosuotta A
megismerésre Keriilt rétegrend nem mutatott eltérést az altalanos fSldtani viszonyoktél. A
‘laboratériumi  vizsgdlati eredmények alapjan rogzitésre keriiltek az azonosité és
allapotjellemzdék. A feltaraskori allapotok és a megéllapitott talajfizikai jellemz6k alapjan
megadasra kertiltek az altalajok tehervisel6 képességére jellemz6 hatarfesziiltségi alapérték. A
szakvélemény a teherviseld rétegek térbeli kiterjedése és feltaraskori allapota alapjan értékelte
az épitésfoldtani viszonyokat és kovetelményeket. A talajmechanikai szakvélemény V.
fejezetében részletezte és adta meg azon egyedi feltételeket (alapozdsi mdd, alaptest
kialakitasa, foldmunkék, felszini vizek kezelése, stb.), melyeknek betartdsa a tervezett épitett
kornyezet hosszi tavi fennmaradését és stabilitdsat-szolgaljakimosodasra-alkalmas kozettér
ismeretében.

-A tervezett épités a Bk. hatdskoérébe tartozd szilardasvany banyatelket, CH -szallit6 és

gézeloszt6 vezetéket, ezek biztonsagi 6vezetét, valamint CH-banyészati célu létesitményt nem
érint.
Az 1. pontban leirtakat a 203/1998. (XIL.19.) Korm. rendelet I/A. §-aban elbirtakra
hivatkozéssal tartotta sziikségesnek régziteni. A hivatkozott kiilon jogszabaly, az 1992. évi
XXXVIIL. torvény 109/B.§ a./, 109/G.§ (1), 109/H.§ (1), mely arra vonatkozoan ad elbirast,
hogy a Magyar Allam kizar6lagos tulajdonaban 1évé 4svanyi nyersanyag milyen formaban
keriilhet a kitermelést végzé tulajdondba. A kiilén jogszabélyban leirtak értelmében a
kitermelt asvényi nyersanyag lizletszerii hasznositasaval illetve értékesitésével kapcsolatban a
Kinestari Vagyoni Igazgatosdg Hasznositasi Vezérigazgat6-helyettese (1054 Budapest, Zoltan
u. 16.) engedélyét (tulajdonosi hozzéjérulését) a létesités megkezdését megelézéen be kell
sz0616 46/1997 (XII 29.) KTM rendelet 7. §, valamint a 267/2006. Korm. rendelet alapJan a
kozigazgatasi hatdsagi eljards és szolgaltatds altalanos szabalyair6l szélo 2004 évi CXL
Torvény 44.§ (1)-(2) bekezdése szerint adta meg.

A Nemzeti Kozlekedési Hatosdg Dél-dunéntlli Regionalis Igazgatésiga szakhatdsagi
nyilatkozatét az aldbbiakkal indokolta:

A szakhatdsagi hozzaJarulast a kozuti kozlekedésrél sz616 1988. évi 1. torvény, a 253/1997.
(XI1.20.) Korméanyrendelet, és a kozigazgatdsi hatdsigi eljaras és szolgéltatas altalanos
szabdlyairdl sz6l6 2004. évi CXL. torvény 44. §-a alapjan adta ki az els6 fokd kozlekedési
hatéség.

A Magyar Kereskedelmi Engedélyezési Hivatal Pécsi Mérésiigyi és Miiszaki Biztonsagi
Hivatal szakhat6sagi nyilatkozatat az aldbbiakkal indokolta:

Jelen szakhat6sdgi hozzajérulasunkat a Marcali Szalloda Kft. Marcali, 2027/11 hrsz. alatti
ingatlanon szalloda épitési engedélye vonatkozasaban, az eddig tudomasunkra jutott adatok
alapjan, a 46/1997. (X11.29) KTM sz. rendelet 7. § értelmében adtuk ki.

A Somogy Megyei Allategészségiigyi és Elelmiszer Ellen6rzé Allomés Keriilet Féallatorvosa
szakhatoségi nyilatkozatdban az épitési engedély kiadasdhoz kikotés nélkiil hozzajarult.

Marcali Varos Onkorményzata Miiszaki és Vérostizemeltetési Iroda
E700 Marcali, Pékéczi u. 1/., 70! Marcali, FF.:5.
e, 85/ 50/-050 8%/ 50-060, faw 85/ 50/-0%5, E-mal- poghivemarcdihu
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A fellebbezés lehetdségét a kozigazgatdsi hatésagi eljaras ¢&s szolgaltatas altaldnos
szabalyair6l sz616 2004. évi CXL. torvény (Ket) 98. § (1), 99. § (1) és 107. § (2) bekezdései
alapjan adtam meg.

A fellebbezési illeték mértékét az illetékekrdl sz6l6 1990. évi XCIL térvény - 15.
mellékletének 5. pontja alapjén allapitottam meg.

Hat6sagom hatéskorét és illetékességét a 343/2006 (XI1.23.) Korm. rendelet 1 §-a, az 1/A.
melléklete, a Ket. 12. § (3) bekezdés c) pontja, és a21. § (1) bekezdés b) pontja allapitja meg.

Marcali, 2008. oktober 1.

..................................

Mozsar Erik
tanacsos

A 923-9/2008. szamu hatdrozat értesiildi kiilon jegyzéken

Marcali.Véros Onkorményzata Miiszaki és Vérosiizemeltetési Iroda
5700 Marcali, Rékéczi u, 11., 8701 Marcali, Pf.:5.
14- 85, 501-050 85/ 501-060, fax: 85/ 501-055, E-mail: polahivemarcalihu
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Marecali Szilloda Korlitolt Felelsségii Tarsasig Ikt szém:... 208 4L ... 2011.06.24.
Varkonyi Andor ligyvezet$ igazgaté részére Ugyintézd: Habetler Karolyné

Tel.: 428-1549
8700 Marcali e-mail: habetler@mfb.hu

Rakoécziu. 11.

Térgy: Kotelezd érvényil finanszirozasi ajanlat
Tisgtelt Ugyvezet Igazgaté Ur!

A MFB Magyar Fejlesztési Bank Zartkortien M{ikodé Részvénytarsasag (tovabbiakban: MFB
Zrt., Bank) és Marcali Széalloda Korlatolt Felelésségli Tarsasig (tovabbiakban: Marcali Kft.,
Hitelfelvevs, Ugyfél) 2010. oktober 11-én H-VFH/029545/2010/305173/001.; H-
EHIT/031149/2010/305173/001.; és H-EHIT/032148/2010/305173/001. szdmon a Marcali varos
Termal- és Szabadidé Koézpontja mellé tervezett gydgy- és wellness szalloda beruhdzas
finanszirozséra beruhdzési, AFA finanszirozasi kolcsdnszerzédéseket és forgdeszkoz
hitelszerzédést kotottek maganokirati forméban.

Az Ugyfél kérésére az ligylet feltételrendszerének moédositasara, feliilvizsgalatara keriilt sor,
amelyre vonatkozoan a Bank illetékes dontéshozd féruma a Marcali Kft. részére Marcaliban
fejlesztendd hotel ingatlan finanszirozasa céljabdl nyGjtandé kéleson feltételeirél ismételten
dontdtt az aldbbiak szerint. Az alabbi Kotelezé érvényl finanszirozasi ajanlat egységes
szerkezetbe foglaltan tartalmazza feltételeket, ahol a Bank a kordbbi magéanokiratban
megkotott szerzddésekhez viszonyitott moédositdsok vastagon szedett formaban a torlésre
keriilt feltételek pedig athuzottan jelennek meg.
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Proj cé: Marcali véros :i;erh{éi- es Szaba 1&
szobas gybégy-, és wellness szalloda megépitése és lizemeltetése
Hitelfelvevd Marcali Szélloda Korlatolt Feleldsségili Tarsasag

A projekt tervezett

netto koltsége. 3.077.815.239,-Ft

rendszeres banki értékelésével kapcsolatos koltségeket.

A beruhdzads 2012. marcius 31.

megvaldsitdsi

hatdrnapja:

Egyszeri dij: Egyszeri projektvizsgalati dij 13.840.000,-Ft (megfizetésre keriilt a
maganokiratba foglalaskor)

Kozokiratba Hitelszerzédések €s mellékkotelmi szerzddések, valamint a tulajdonosi nyilatkozatok.

Jfoglalds.:

Dijak  és  egyéb | Az iligylet eldkészitése és végrehajtasa sordn felmeriild minden koltséget a

megeldlegezett Hitelfelvevd allja, igy kiilondsen a jogi dokumentacid kozjegyzdi okiratba

kiaddsok: foglalasaval és a Fiiggetlen Miiszaki Ellentrrel kapcsolatos, tovabba a biztositékok

megvaldsitasénak  és  pénziigyi  folyamatainak  ellendrzésére a

engedélyben elbirt feltételek teljesitése milyen stadiumban tart.

Fiiggetlen  Miiszaki | Bank |és a Hitelfelvevé héromoldalii megallapodas keretében, a Hitelfelvevd
Ellendr: koltségére Fiiggetlen Miiszaki Ellenért biznak meg a Projekt miiszaki

projektfinanszirozasi gyakorlatanak és a szabdlyzatainak megfeleld feladatokkal. A
miiszaki ellendr a jelentéseiben folyamatosan térjen ki arra, hogy a jogerSs épitési

Bank

<%
MFB Magyar Fejlesztési Bank Zartkirien Miikodd Részvénytarsasag 1051 Budapest, Nadoru.31. levélcim: 1365 BudapesfS(%ﬁTS
telefon: 428-1400 fax: 428-1490 e-mail: bank@mfb.hu http:/www.mlaﬁgi
6s
(]

cétgjegyzékszam: 01410-041712 Fé6varosi Birdsag, mint céghir
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Hiteldsszeg

Kotelezd érvényi finanszirozasi ajénlat

Hitelprogram: A projekt az Uj Magyarorszag Villalkozasfejlesztési Hitelprogramjanak keretén beliil
finanszirozésra.

Nyilvdntartasi HUF

deviza:

Folyositdsi deviza: HUF

Sajat erd értéke: 909.945.388,- Ft, amelybSl 61.200.000,- Ft a Banknal vezett 6vadék szamlara

(OVADEK IL) keriil elhelyezésre

Rendelkezésre tartds
kezdete:

Szerz6déskstés napjatol

Rendelkezésre tartds | 2012. jinius 30,

vége:

Rendelkezésre A rendelkezésre tartdsi iddszak alatt, a hitelszerzdés alairasatdl kezdve a le nem

tartasi jutalék: hivott &sszegekre vetitve évi 0,25%, megfizetése a kamatfizetéssel egy idSben.

Hitelezési futamidg: | 15 év (60 negyedév)

T6ketorlesztésre 2013. junius 14-ig

tiirelmi ido:

Végsd lejarat: 2026. marcius 15,

Kamatmérték: 3 M EURIBOR + 4%

Projektvizsgdlati dij | 13.840.000,-Ft (megfizetésre keriilt a maganokiratba foglaliskor)

Elsé kamatfizetés.: A szerzbdéskotés utdni lehivést kdvetd negyedév 15-én.

Kamatperiédus: A kamatperiodus negyedévenként, a naptari negyedév utolsé hénapjanak 15. napjatol
a kovetkezd naptari negyedév utolsé hénapjénak 14. napjdig tart.

Kamat megdllapirds. | A kamatperiodus kezd napjat megelézd 2 munkanappal fixalt 3 hénapos EURIBOR
alapjan kell megallapitani, amennyiben a kamatperiédus kezdd napja nem
munkanapra esik, akkor a kamatperiodus kezdd napjat megel6z3 elsé banki
munkanapra (azt megel6z6 2 munkanappal) fixalt 3 hénapos EURIBOR alapjan kell a
kamatot megallapitani. Elso folyositas esetében a kamatot a folyésitas napjara fixalt 3
hénapos EURIBOR alapjan kell megallapitani.

Kamatfizetés: A Hitelfelvevé altal fizetend kamat mindenkor utdlag, a vonatkozé kamatidészak

utolsd hénapjénak 15. napjan, valamint a végs6 lejarati napon.

Késedelmi kamat

A Hitelfelvevd késedelmi kamatot fizet minden olyan Osszeg utan, amelynek
JOvdirasara az esedékesség napjan nem keriil sor. T8ke utén az iigyleti kamaton feliil
¢vi 6%, kamatfizetés késedelme esetén a Ptk. 301/A § (2) szerint.

Hitelvisszafizetés:

HUF

Torlesztés/Lejarat:

Evente 4-szer, az adott negyedév utolsé hénapjanak 15. napjéan, az utolsé negyedévi
tokerészlet kivételével egyenld tékerészlet hanyaddal.




Kotelezd érvényii finanszirozasi ajanlat

IV.

Hitellehivds:

A beruhazasi-kivite

lezési iitemtervhez igazoddan (a miiszaki ellendr igazolja), naptari

havonta 2 (két) alkalommal.

Folyésitdsi jutalék:

Nem keriil felszamitasra.

Elbtorlesztés: A kamatfordul6 napon dijmentesen, mas idépontokban az elétorlesztett Osszeg 0,2%-
anak megfelel6 dijat kell fizetni.

A Hitelfelvevé elétorlesztési értesitSje legkésébb a tervezett eldtorlesztést megel6zé 5

munkanappal kézbesitendé a Bank részére. Az Snkéntesen elétorleszthetd legkisebb

Osszege: 5 millio Ft. Az onkéntes elStorlesztés Ssszege a soron kovetkezd torlesztd

részletet cstkkenti,

Szerzédéskitési 1. Azegyszeri dij megfizetése.

feltételek,  amelyek | 2. Miiszaki szakérté kijelSlése kozos megallapodas alapjan.

maganokiratba 3. A Hitelfelvevé megfeleld déntéshozé forumanak hatarozata a hitel felvételérsl

foglalaskor ¢s futamidejérdl, a biztositékok nyijtasarél.

teljesiiltek: 4. A villalkozoi szerzGdés tervezetek Banknak t5rténd bemutatisa és a Bank
altali elfogadasa.

5. A témogatisi szerz6dés Osszkoltségének médositasa és Nemzeti Fejlesztési
Ugynokség (DDRFU) 4ltali elfogadésa.

6. APEH végrehajtas torlésének igazoldsa (benyujtva), tovabba a Kft.
nyilatkozata, miszerint ellene cséd-, felszamolasi- ill. végrehajtasi eljaras nincs
folyamatban.

7. Az Onkormdanyzat és a Szalloda kozotti megallapodas (az Onkormanyzat
Villalasairol, kit hasznalati jogarol) bemutatasa és Bank altali elfogadasa.

8. A timogatisi szerz8dés Bank szamdara megfeleld meghosszabbitdsa (benyujtva,
a tamogatasi szerz6dés hatalyba Iépett).

9, KPMG tanulmany Bank altali elfogadéasa (benytjtva, elfogadva).

10. A fejlesztés alapjéul szolgalo telekingatlan Bank altal elfogadott értékbecsldvel
készitetett  értékbecslésének  bemutatisa. Az  értékbecslés minimum
405.258.000,- Ft dsszegrdl kell széljon (benytjtva, elfogadva).

11. A Danubius Hotels Nyrt, vagy mas nemzetkozi szallodalinc altal adott
szandéknyilatkozat arra vonatkozéan, hogy a szilloda megépitése esetén
tizemeltetési szerzddést kot a Hitelfelvevdvel.

12. A Bank és az tigyfél megéllapodnak az iizletrészre alapitott opcids szerzédés
tekintetében a szerzddésben kijelolésre kerilld szakértd — konyvvizsgdld -
személyében, illetve az ingatlanra alapitott opcié esetében az ott kijelslt hdrom
ingatlan értékbecsls személyében.

13. A Fbvallalkozd kozjegyzoi okiratba foglalt visszavonhatatlan, egyoldalu
nyilatkozatanak benyQjtisa, amely szerint a févallalkozéi szerzédéshez
kapcsolédéan az anyagi-mitszaki Osszetételben figyelembe vett 58,5 MFt
épitési tartalékon tilmenden esetlegesen keletkezd (fliggetlen miiszaki szakérts
altal elfogadott, leigazolt) maximum 100 MFt tSbbletksltségek fedezetére,
annak ellenértékeként Marcali Onkormanyzat ltal biztositott Marcali 0184/61
hrsz-0  és  0184/62 hrsz-0  ingatlanokat elfogadja és  tovabbi
igényérvényesitésének jogarél lemond.

14. A Nemzeti Fejlesztési Ugynskség nyilatkozatanak benyujtasa, amellyel engedi

az MFB Zrt. részére az elsd ranghelyi 2,5 Mrd Ft legmagasabb osszegli
keretbiztositéki jelzdlogjog bejegyzését Marcali 2027/11 hrzs-0 ingatlanra.




Kotelezd érvényl finanszirozasi ajénlat

A szerzddés
kozokiratba
Soglaldsinak
Seltételei:

1.

A Hitelfelvevé megfelel déntéshozé forumanak hatirozata a hitel
felvételérdl és futamidejérdl, a biztositékok nyujtasardl.
A févallalkozéi szerzédés médositiasa a befejezési hataridé tekintetében,
és a Banknak torténd bemutatasa.
A Marecali Szilloda Kft. nyilatkozata, miszerint ellene cséd-, felszamoldsi-
illetve végrehajtasi eljiras nincs folyamatban.
A Marcali Szdlloda Kft. vonatkozasiban 2011. méjus 5-én bejegyzett
végrehajtas torlése/lezarasa.
A Bank és az Ugyfél megallapodnak az iizletrészre alapitott opciés
szerzodés tekintetében a szerzédésben kijelolésre keriilé szakérté —
konyvvizsgalé - személyében, illetve az ingatlanra alapitott opcié
esetében az ott kijelolt harom ingatlan értékbecslé személyében. Ezek:
KPMG Hungaria Kft., vagy a Bank szakértdi listijan szerepl6 egyéb
értékbecslo.
A Fovallalkoz6 kézjegyzéi okiratba foglalt visszavonhatatlan, egyoldali
nyilatkozatinak benyijtasa, amely szerint az anyagi-miiszaki
Osszetételben figyelembe vett 58,5 MFt épitési tartalékon tilmenden
esetlegesen keletkezd (fiiggetlen miiszaki szakérté altal elfogadott,
leigazolt) maximum 100 MFt tibbletkiltségek fedezetére, 100 MFt
ovadékot helyez el az MFB Zrt.-nél. A betét elhelyezése az elsé
hitelfolyésitasb6l a Fovallalkozét megilletd, szamla ellenértékének
visszatartasival, vagy a Févallalkozé altali visszautaldsdval torténik.
Amennyiben igazolt tobbletkéltség meriil fel, annak ellenértékeként a
Marcali Onkorminyzat altal biztositott Marcali 0184/61 hrsz-i és
0184/62 hrsz-u ingatlanokat elfogadja és tovabbi igényérvényesitésének
_jogardl lemond.

Hitellehivasi
eldfeltételek:

Az aktualizalt Févallalkoz6i szerzédés (befejezési hatarid6) modositasa
Banknak torténé bemutatisa és a Bank altali elfogadasa.

A berubazis tervezett befejezési hataridejének moidositisa és a Nemzeti
Fejlesztési Ugynokség képviseletében eljaré6 DDRFU Nonprofit Kft. altali
elfogadasa/tudomasul vétele.

A beruhazas helyéiil szolgilé ingatlan (Marcali 2027/11 hrsz.) aktualizalt
értékbecslésének elkészitése és benyijtasa KPMG Hungdria Kft., vagy mas
a Bank szakértéi listajarol valasztott egyéb szakérto altal,

A hitelszerz6dések és mellékkotelmi szerz8dések, valamint a tulajdonosi
nyilatkozat kdzokiratba foglalasa.

A zalogjogok és vételi opci6 kozhiteles nyilvantartasba vald bejegyzése (MOKK
és a Foldhivatali nyilvantartisban legalabb széljegy) az iizletrészre alapitott
jelzalogjog bejegyzése (cégkivonattal torténd igazolasa).

A Bank szakértéi listajarol kivalasztott a projekt miiszaki megvaldsitasanak és
pénziigyi folyamatainak ellenérzésével megbizott, Fiiggetlen Mliszaki Ellenérrel
megkotdtt haromoldald megbizasi szerzddés, az MFB Zrt. projekthitelezési
gyakorlatanak megfelel$ tartalommal.

A Fliggetlen Miiszaki Ellendér Zér6 riportjanak a banki gyakorlatnak megfeleld
tartalommal t6rténd elkészitése.

Sajat erd felhasznalasa az alabbiak szerint torténik: 834.945.388,-Ft
felhasznélasa az anyagi-miiszaki &sszetétel szerinti szerkezetépitésre, tovabba a
61.200.000,- Ft Banknal vezetett 6vadéki szamlara (OVADEK IL) torténd
elhelyezése, 13.840.000,- Ft egyszeri projektvizsglati dfj megfizetése
(megfizetésre keriilt a maganokiratba foglaldskor).

Inkassz6s felhatalmazdas a Hitelfelvevd Magyarorszagon vezetett
bankszamlaira, a szimlavezeté bank(ok) altal visszaigazolt, zaradékkal
ellatott eredeti példinydnak benyijtasa.

Az elsd folyésitds kért értéknapjanal 30 nappal nem régebben kidllitott 0-as
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igazolas az APEH-t6, VPOP-tol, és 6nkorményzati adéigazolas.

Az iizleti terv szerinti elsé 4 év veszteségének finanszirozasira az OTP
Banknal, vagy mas magyarorszagi székhelyii kereskedelmi banknal vezetett
ovadéki zdrolt szamlin 115 MFt 6vadéki sszeg elhelyezése az elsé 4 év
mitkddésének biztositékaként (OVADEK IIL). Az évadék a jogerés
hasznalatbavételi engedély kézhezvételétél szamitott elsé 4 évben
hasznalhaté fel, kizirlag a torleszté részletek hidnyinak pétlasira. Az
ovadék a jogerds hasznilatbavételi engedélyts! szamitott 4 év utdni
kiengedésére csak a Bank erre iranyulé jovahagydsa esetén van lehetdség és
felhasznildsa a PTK idevonatkozé szabilyai szerint térténhet. A betétrél
kifizetés csak az MFB Zrt. hozzdjarulasaval torténhet. Az évadék nem
valthaté ki bankgaranciaval.
A ollog . nraie alteda <)

A foly6sitas megtagadhat6, amennyiben nincs rendelkezésre 4ll6 AFA kéleson.
A general kivitelez6i szerzOdés bemutatdsa, amely 2.834.315.878,- Ft
Osszegll atalanyarrdl szol. A szerzddésnek tartalmaznia kell minden, a piaci
szokvanyoknak megfeleld garancialis elemet (5 % joteljesitési garancia vagy
dijvisszatartds és 5% szavatossdgi garancia vagy dijvisszatartis). A
bankgarancidk korlatozas nélkiiliek és visszavonhatatlanok, tovabba a Bankra
keriil engedményezésre, vagy kedvezményezettként a Bank keriil megnevezésre.
Az Uj Magyarorszag Vallalkozasfejlesztési Hitelprogram keretében nyujtott
hitel banki finanszirozaséhoz sziikséges EIB forras rendelkezésre 4llasa.
Az OTP Bank Nyrt. vagy mas magyarorszagi székhelyli Kkereskedelmi
banknal elhelyezett és az MFB Zrt. javara zarolt 250 MFt 6sszegii 6vadéki
betét (OVADEK 1V.) elhelyezése a Hitelfelvevd fizetési kotelezettségének
teljesitésére. Amennyiben két teljes miikodési év auditalt pénziigyi adatai
alapjan szamitott ADSCR mutaté eléri az 1,2-t és nem 4llt be semmilyen
mas egy¢b felmondasi esemény a Bank feliilvizsgilja az 6vadéki betét, illetve
az 6vadéki betét egy részének kiengedésének lehetdségét. A betétrol kifizetés
csak az MFB Zrt. hozzijarulasival torténhet. Az 6vadék helyett
bankgarancia nem fogadhaté el.
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. A megkotott lizemeltetési eloszerzédés aktualizalisa (a szalloda nyitasinak

varhaté idépontja), Banknak torténd benywjtasa.

4. 14. A Miiszaki ellenér a zéro riport keretén beliil igazolja, hogy a folyésitott

15.

16.

17.

18.

tamogataseldlegbdl milyen Gsszeg keriilt felhasznaldsra, a felhasznélt timogatas
eldleg megfelel az anyagi-miiszaki Osszetételnek és csatolja a kollaudalt
szamlakat a teljesitésigazolasokat és a kifizetést igazolé bankszamlakivonatokat.

-gion! eprgi lou: o

z z 0

Marcali Varos Onkorményzatdnak nyilatkozata arra vonatkozéan, hogy ismeri a
projektet és a projekt megvaldsitdsahoz sziikséges infrastruktirat biztositani
fogja.

A tidmogatasi Osszeg fogaddsira megjelslt, a K&H Bank Zrt.-nél vezetett
10402142-349555654-54521020 sz. alszadmla zarolasa (csak az MFB Zrt.
hozzajrulasaval torténhet utalds a szamlar6l) és ennek K&H Bank Aaltali
visszaigazolasanak benytjtasa.

Marcali Véros Onkorményzata és a Févéllalkozé (EFEBCO Kft.) kozott
létrejove  szerz6dés/megéllapodds benyujtisa, amelyben Marcali Varos
Onkorményzata — mint a Hitelfelvevd résztulajdonosa — vallalja, hogy a
Hitelfelvevé beruhdzasaban megvaldsuld 4 csillagos Marcali Thermél Hotel,
kivitelezése soran, a févallalkozasi szerzbdéshez kapcsoléddan esetlegesen
felmeriild (a beruhdzas befejezéséhez szilkséges, fliggetlen miiszaki ellendr 4ltal
leigazolt) maximum 100 MFt koltségtillépés fejében, annak ellenértékeként a
Marcali 0184/61 hrsz-i és 0184/62 hrsz-i ingatlanokat atadja. Az Onkorményzat
vallalja, hogy 2011.december 31.-ig a hatalyos varosi rendezési terv alapjan az
ingatlanokat  4tmindsiti, miivelés al6l kivonja, Févallalkozé pedig
visszavonhatatlan kotelezettséget vallal a koltségtallépés ellenértékeként a két
ingatlan elfogadéséra, azzal, hogy tovabbi igényérvényesitési jogarél lemond.

A Hitelfelvevé tarsasagnal pénziigyi, gazdasagi vezeté alkalmazdsa, annak
munkaszerzédéssel torténd igazolisa,

Mdsodik folyésitdst
megeldz0 feltétel:

1. Az elsé hitellehivasbél a Fdévallalkozét megilleté szamlakifizetésb6l a
Févallalkozé 100 MFt dsszeget elhelyez az MFB Zrt.-nél nyitott Ovadéki
L zirolt betétszamlara. A zarolt szimlarél Kifizetésre csak a beruhdzas
miiszaki lezrisit kovetéen keriilhet sor a miiszaki ellenér javaslata
alapjin. Amennyiben a 3.077.815.239,- Ft Osszegii kiltségvetéshez képest
a miiszaki ellendr a havi jelentésében tébbletkoltséget jelez vagy az egyes
koltségsorokon tul tébbletmunka jelentkezik és a 58.499.361 Ft
tartalékkeret kimeriilt, akkor a 100 MFt osszegii (OVADEKI L) betét
terhére a  koltségek  finanszirozhatok. Az igy  keletkezett
koltségndvekedést a Fovallalkozé (a megkotott Megallapodas szerint)
nem kévetelheti a Marcali Szalloda Kft-t6l, annak ellenértékeként a
Marcali Onkorményzat Altal biztositott Marcali 0184/61 hrsz-a és
0184/62 hrsz-i  ingatlanokat elfogadja és minden tovabbi
igényérvényesitési jogarél lemond.

2. A Marcali 2027/11 hrsz-ii ingatlanra a Bank elsé helyi keretjelzalogjoga
bejegyzésre Kkeriilt, ennek tulajdoni lappal torténd igazolisa.

Folyésitas:

—
.

Hitellehivasi elfeltételek teljesiiltek.

Folyésitisra a miiszaki szakértd altal kollaudalt és lehivasi jelentéssel
(melyben a Miiszaki ellendr igazolja, hogy a teljesitett szallitasok,
szolgaltatasok a projekt megvaldsitasihoz lettek felhasznalva és
osszhangban vannak az anyagi- miiszaki-forras dsszetétellel, valamint az
egyéb szerzfdéses feltételek 12. és 13. pontjaban elGirtakat is, stb.)
megerdsitett szamlak netté Gsszegéig a tamogatdssal nem érintett szamlak
esetében, a tAmogatassal érintett szamlidk esetében forrdsaranyosan
(tamogatas + hitel arany), kozvetleniil a beruhdzasi szallité részére, vagy
amennyiben a kivetelés ido kozben faktoralasra keriilt, akkor a kiivetelés
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10.

11.

12

13.

vasarlasira vonatkozé dokumentum/értesité benyitjtasa mellett a faktor
cég altal megjeldlt szamlara Keriilhet sor.

A forrasarany teljesiilését a miiszaki ellendr igazolja a lehivasi jelentésben. A
tamogatés és a beruhazasi hitel felhasznaldsat a még igénybe nem vett szabad
keretet a miiszaki ellendr minden lehivasi jelentésben gongydlitett médon
bemutatja,

A sajat erén feliil, bankszamlakivonattal igazoltan Kifizetett szamlik
utofinanszirozasa lehetséges a Miiszaki Szakért$ altal kollaudalt szdmlak
erejéig, kozvetleniil a Hitelfelvev részére torténé utalassal,

Ha az dllami tdmogatas folyésitasat a Tamogatd barmely okbol megtagadja,
akkor a beruhazasi hitel sem folyosithato.

A Bank a fovallalkozdi szerz6déshez kapcsolodd — a sajat erd fliggetlen
miiszaki szakértd dltal igazolt elkoltését kvetden — minden benyijtott szdmla
netté dsszegének 100 %-at folyésitja mindaddig, mig a finanszirozasi arany
helyre nem 4ll (févallalkozo6i szerz6dés esetében a hitelarany 50,51 %).
Amennyiben a tamogatasi dsszeg fogadéaséra elkiilonitett zarolt szamlan nem
all rendelkezésre a sziikséges Osszeg, az Ugyfél koteles a zarolt szamlara a
hianyz6 Osszeget sajat forrasbol 4tutalni. Ennek megtorténtéig folyésitas nem
torténhet.

Amennyiben a Hitelfelvevd sajat forrasbdl ,,megelSlegezte” a tamogatd altali
folydsitast a hitel folyositis érdekében, a Tamogaté altal tértént Atutaldst
kbvetben a zarolt szdmlarol ez az &sszeg az Ugyfélnek atutalhats. A Bank
sziikség szerint kérhet, a Hitelfelvevd pedig koteles adni bankszdmlakivonatot a
tamogatési 6sszeg fogadésara szolgalo, elkiilonitett zarolt szamlarél,

A tamogatdssal nem érintett (nem szerkezetépitési) szamldk netté Gsszegét
folydsitja a Bank.

Tartalékkeret terhére kibocsatott szamlak esetén akkor torténhet foly6sitas, ha
a miiszaki ellendr igazolja a koltségtullépést és a tartalék igénybevételének
indokoltsagat.

A Miiszaki ellenér a lehivasi jelentéseiben gongyslitett kimutatast készit az
anyagi-miiszaki &sszetétel sorainak megfelel bontasban a banki kélesénok és a
tamogatas felhasznédldsrél, igazolja, hogy a Téamogaté a kifizetés igénylés
dokumentéci6jat elfogadta, amennyiben visszaadta hidnypétlasra, ennek okait
bemutatja, és rendkiviili jelentés keretében igazolja a hidnypétlas megtorténtét
¢s a Tamogato altali elfogadédsat. Amennyiben a TAmogat6 a kifizetési igénylést
elutasitotta, a Miiszaki ellendr ezt a tényt az okok bemutatasaval rendkiviili
jelentésben kozli a bankkal, az érintett szamlak adatainak bemutatisival az
anyagi-miszaki dsszetétel soraihoz rendelve, a nett6 6sszegek, az afa dsszegek
és a brutt6 osszegek feltiintetésével, a szamlak csatolasaval.

Garancialis visszatartds esetén a folyGsitds a miiszaki ellendr igazoldsa,
lehivasi jelentése alapjan a szdmla és nem forditott AFA esetében annak
megfizetését igazold bankszdmlakivonat benyGjtasa mellet torténhet.
Amennyiben az esetleges hibat nem az arra kételezett javitja ki, a miszaki
ellendr igazolas alapjan és a szamla és esetleges AFA megfizetését igazold
bankszamlakivonat alapjan a hiba kijavit6janak fizethetd ki az 6sszeg.
Amennyiben a garancidlis visszatartis folydsitisa a rendelkezésre tartds
lejaratdig nem esedékes, a Bank annak Osszegét a miiszaki ellenSr erre
vonatkoz6 lehivasi jelentése alapjan a rendelkezésre tartds utols6 napjan erre a
célra nyitott zarolt szadmlara folyésitja, ahonnan a felhasznalas az el6z6 pontban
irtak szerint torténik. Ennek a szdmlanak a kamatéval az Ugyfél szabadon
rendelkezhet.

Biztositékok:

Els6 helyi ingatlan keretbiztositéki jelzalogjog a projekt ingatlanon (8700
Marcali, Rakéczi utca 11. hrsz.: 2027/11) 2,5 Mrd Ft legmagasabb 6sszegig.
Els6 helyi keretbiztositéki jelzdlogjog a beruhdzis keretében beszerzésre keriild
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ing6sagokon 2,5 Mrd Ft legmagasabb &sszegig,

3. Keretbiztositéki Vagyont terhel6 zalogjog 2,5 Mrd Ft legmagasabb 6sszegig.

4.  Ovadék az Adoésségszolgalati tartalékra, mely szamla feltsltése az elsd
tOketorlesztést megeldz6 3 hoénapon belil kotelezd, a negyedéves
adossagszolgilat mindenkori 8sszegére, de minimum 68,5 MFt 6sszegben
(OVADEK V).

5. Uzletrészt terheld keretbiztositéki zalogjog 2,5 Mrd Ft legmagasabb osszeg
erejéig.

6. Az iizleti terv szerinti elsé 4 év veszteségének finanszirozdsdra az OTP
Banknil, vagy mas magyarorszagi székhelyii hitelintézetnél vezetett
ovadéki zarolt szamlin 115 MFt elhelyezése az els6é 4 év miikddésének
biztositékaként (OVADEK IIL). Az évadék a jogerds hasznidlatbavételi
engedély kézhezvételétdl szamitott elsé 4 évben hasznilhaté fel, kizarélag a
torleszt6 részletek hidnyanak pétlasara. Az évadék a  jogerds
hasznilatbavételi engedélytdl szamitott 5 év utani kiengedésére csak a
Bank erre irdanyulé kozbs jovahagydsa esetén van lehetfség és
felhasznalasa a PTK idevonatkozé szabalyai szerint térténhet. Az évadéki
betétrol kifizetés csak az MFB Zrt. hozzajirulasaval torténhet.

7. Opcibs jog lzletrészre, az opcids szerzddésben kijelslt — KPMG Hungaria
Kft., vagy a Bank szakért6i listaijan szereplé egyéb értékbecslé - altal
megallapitott értéken.

8.  Projektingatlanon opcios vételi jog meghatiarozasa a felek (Bank és a
Hitelfelvevé) részérdl kijelolt — KPMG Hungaria Kft, vagy a Bank
szakért6i listajan szereplé egyéb —értékbecslék altal meghatarozott
forgalmi érték figyelembevételével torténik. Az opcié érvényesitésekor 5
napon beliil az ligyfél valaszthat, hogy ki meghatirozza meg az ingatlan
forgalmi értékét. Amennyiben az iigyfél - figyelmeztetés ellenére — a
megjelolt értékbecslé koziil nem vilaszt, Gigy a valasztas joga a Bankra
szall at.

9. Az OTP Bank Nyrt.-nél, vagy mas magyarorszagi székhelyii hitelintézetnél
elhelyezett és az MFB Zrt. javira zarolt, 250 MFt dsszegii 6vadéki betét
(IV.) elhelyezése a Hitelfelvevd fizetési kitelezettségének teljesitésére.

10. A teljes projektkoltség 2,6%-anak megfeleld mértékii tartalék (de legalabb
100 MFt) képzése MFB Zrt.-nél vezetett 6vadéki szamlan elhelyezve
(OVADEK L) a Févallalkozo 4ltal legkésbb a masodik folydsitas elétt.

Egyéb kotelezetiség- | A megel6zé évre szamitott ADSCR minden évben el kell, hogy érje az 1,15-s

vallaldsok, értéket, kivéve az elsé 4 évben.
Sfeltételek: A Bank a ADSCR-t a projekt iizemeltetési fazisanak megkezdésétdl

kezdédéen minden év december 31-ét kivetGen harminc napon beliil
ellendrzi. Tovabbi biztositék kikétésére abban az esetben keriil sor, ha a
mutatészam értéke nem éri el az elirt szintet és a kivetkezd két negyedév
adatai alapjan végzett ellenérzéskor is elmarad az elvart értéktol.

1. A Fovillalkozéi/kivitelezOi szerzOdések és a biztositasi szerz6dés(ek) nem

sziintethetok meg és nem médosithatéak a Bank elézetes irasbeli engedélye nélkiil.

2.  Hitelfelvevd nem terhelheti meg a projekttel kapcsolatos eszkdzoket és egyéb
mas modon sem adosodhat el, egyeb pénziigyi kotelezettséget nem vallalhat a
Bank elézetes engedélye nélkiil (kivétel a DDRFU mésodik (és harmadik)
helyi jelzalogjoga).

3. All risk tipust vagyonbiztositdis megkdtése és fenntartdsa jelen projektre
vonatkozéan, tovabb4 a Bank kedvezményezetti jogosultsdginak biztositasa a
CAR biztositds megsziinésével egyidejiileg a 2 MFt feletti kartéritésekre.

4.  Szolgaltatdi felel6sségbiztositis megkdtése az uzemeltetes megkezdésével
egyidejilleg.
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A jogerés hasznilatbavételi engedély bemutatasa a kézhezvételtél szamitott
S napon beliil. A felépitmény ingatlan nyilvantartisban térténd
feltiintetésének kezdeményezése.

A Hitelfelvevd vallalja, hogy legkésébb a hasznalatbavételei engedély
jogerdre emelkedéséig a Danubius Hotels Nyrt.-vel, vagy mds nemzetkozi
szallodalinccal kotott iizemeltetési szerzédést a Bank részére benyujtja.
Ennek elmaradisa szerzédésszegésnek mindsiil.

Az adozott nyereség barminemii felosztasa vagy tulajdonosi kolcson
visszafizetése hétrasorolt a Hitelfelvevé adéssagszolgalati, biztositasi dijfizetési
és add- és jarulékfizetési kotelezettségeihez képest csak a Bank eldzetes
engedélyével lehetséges.

A Hitelfelvevo osztalékot, vagy egyéb, a Tulajdonosok és az Inventech Central
Hotels Ltd. felé torténd kifizetést a Bank engedélyével csak akkor eszk$zsl, ha
a Projekt a Hitelezd altal megszabott ADSCR értéket teljesiti, és nincs lejart
tartozésa.

A Hitelfelvevd tevékenységét, megkdtdtt szerzédéseibsl eredd jogait és
kotelezettségeit nem ruhdzza at semmilyen mds cégre.

A Hitelfelvevd viéllalja, hogy a beruhdzassal létrehozott kapacitisokat,
szolgaltatasokat az eredeti célnak megfeleléen a hitel futamidejének végéig
folyamatosan fenntartja és miikodteti.

Hitelfelvevd a tevékenységét, megkodtott szerzddéseibdl eredd jogait és
kotelezettségeit a Bank elbzetes irasbeli hozzajarulasa nélkiil nem ruhazza at, a
szerzbdéseket nem modositja és nem sziinteti meg.

Miiszaki ellendrnek minden egyes jelentésében nyilatkoznia kell arrél, hogy a
beruhazas az eredeti — Bank altal elfogadott — anyagi-miiszaki-forras
osszetételhez képest, hogyan alakul, illetve hogy miiszakilag és pénziigyileg
szlikség van-e beruhazasi tartalékra.

Miiszaki ellendr jelentéseiben folyamatosan kételes tdjékoztatast adni arrdl,
hogy az épitési engedélyben elirt feltételek, a vizjogi létesitési és a vizjogi
lizemeltetési engedélyben eldirt feltételek teljesitése hogy all.

Tamogatasi szerzédésben rogzitett kotelezettségek megszegése, mely a
tamogatasi szerzodés felmondasat, vagy a thmogatasi dsszeg cskkentését vonja
maga utdn a beruh4zasi hitel esetében is felmondasi oknak mindsiil.

Ovadék elhelyezése az adossagszolgalati fedezeti szimlira — a negyedéves
addssagszolgalat mindenkori dsszegének megfeleld, de minimum 68,5 MFt
Osszegben — az elsé téketorlesztést megel6z6 3 hénapon beliil. - A feltétel
nem teljesiilése silyos szerzddésszegésnek mindsiil. Az addssagszolgalati
fedezeti szamlan elhelyezett dsszeg utin a Bank kamatot fizet. A kamat
mértékét a Bank hatirozza meg. Az adéssagszolgalati fedezeti szamlat a
hitel futamideje alatt folyamatosan fenn kell tartani, fel kell tlteni .

Cross Default (hitelfelmondasi opcid) a timogatas szerz6dés tekintetében is.
Negative pledge (Teheralapitasi tilalom).

Pari Passu (kdvetelések azonos rangsoroldsa).

A Hitelfelvevd kételes az opcios jog szerzddéseket megijitani az 5 év lejaratat
megel6zden legalabb 15 nappal.

Az Inventech Central Hotels Ltd. (a CEE HOTELS 69 %-os tulajdonosa)
vallalja, hogy kozjegyzd elétt, a tulajdonosokkal egy iddben, a Marcali Hotel
Kft. hiteliigyletére vonatkozo, a tulajdonosi kotelezettségvallalasokkal azonos
tartalmu nyilatkozatokat tesz.

A teljes projektkoltség 2,6 %-anak megfelelé mértékii tartalék (100 millié
Ft) igénybevételéhez a miiszaki szakérté szamla ellenében igazolja a
koltségkeret tullépését és lehivasi jelentést készit a folydsitdssal azonos
moédon. A beruhdzis befejezését — sikeres miiszaki atvétel — kévetden a
tartalék felszabadithaté és a Fovallalkozo részére Kifizethetd.

e, 9
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Kotelezd érvényli finanszirozési ajanlat

22. A Hitelfelvevd kotelezettséget vallal, hogy a tdmogatést/tamogataselleget nem
veszi igénybe vallalkozdi el8legfinanszirozasra (Tamogatasi szerzédés Pénziigyi
elszamolas részletes szabalyai 3.1.11 pont)

23. A Hitelfelvevé kotelezettséget vallal, hogy tamogatast (tdmogatasi eldleget

kivéve) kizarolag utofinanszirozisra veszi igénybe, (Tédmogatdsi szerzédés

Pénziigyi elszdmolas részletes szabélyai 2.1 pont).

24. Nem igényli a K6lcsonszerz6dések modositésat, ha a beruhézas anyagi-miszaki
Osszetétele Ugy valtozik, hogy a kategéridk kozotti aranyok a Téamogatasi
szerzOdés Pénziigyi elszdmolds részletes szabdlyai 3.1.12 pontjaban nem
meghaladé mértékben modosulnak, és az 4tcsoportositds mértéke nem haladja
meg a beruhdzas osszkSltségének a 3%-at, Ggy hogy e véltozas mellett a
beruhazas 6sszksltsége valtozatlan marad.

25. Amennyiben a Tamogat6 barmilyen okbdl felfliggeszti a folydsitast (Tamogatési
szerzodés Pénziigyi elszamolas részletes szabalyai 3.4 pont) a Bank valamennyi
hitel folydsitasat felfiiggeszti.

26. Amennyiben a Tamogat6 valamely szdml4t nem fogad el a kifizetési igénylés
keretében, az Ugyfél koteles az arra esd ki nem fizetett tAmogatas Osszegét a
zarolt szamlara haladéktalanul (OVADEK IL zarolt szamla), de legkés6bb az
elutasitas kézhezvételét kdvetd 10 munkanapon beliil atutalni sajat forrasbol.

27. A Miiszaki ellendr koteles a timogatas elszdmolasokat figyelemmel kisérni, a
Tamogatoéhoz  benyujtasra keriilé dokumentumokat ellendrizni és a
tapasztaltalakrél a jelentéseiben beszdmolni.

28. A Miszaki ellendr a zar6 riportban koteles a TAmogatéval tortént zard kifizetési
igénylésrdl beszdmolni, az elbleg elszamolds megfeleldségérdl meggydzédni és
ezt igazolni. A zar6 jelentéshez koteles csatolni a zird projekt-elérehaladasi
Jelentést, a konyvvizsgaloi igazolast és a jogerds hasznalatbavételi engedélyt
csatolni.

29. A Miszaki ellentr koteles valamennyi jelentését elektronikusan is megkiildeni, a
csatolt tAbldzatokat excel file-ban is.

Adatszolgdltatdsi 1. Fiiggetlen Miiszaki Ellenri zér6 riport, a folydsitashoz lehivési jelentések, azt
kotelezettségek kévetben a kivitelezés id6szakéban havi jelentések, tovabba zéré riport a

miiszaki dtadas-atvételt kdvetd 30 napon beliil.

2. Uzemeltetési idészakban: féléves mérleg, cash-flow és eredmény kimutatas.

3. Hitelfelvevo éves, konyvvizsgaléi jelentéssel/zaradékkal ellatott és legfébb
szerve Aaltal elfogadott pénziigyi beszdmold, vagyonleltir, vevSkimutatas,
ADSCR szamitds megkiildése a Bank részére, amint az rendelkezésre all, de
legkésSbb az tizleti év végét kivetd 180. napig.

4. Az egyes lehivisokat megeldzéen/kovetéen a Bank jogosult helyszini

ellendrzést végezni, amelynek sorin meggydézédik a munkalatok terv és

szamla szerinti alakuldsardl, a hitelcél megvalésulasarél. A helyszini
szemle a folyésitasi idészakban - amennyiben az MFB Zrt. sziikségesnek

itéli - a folyositast megelézéen, a beruhazis befejezését kivetden évente, A

helyszini szemle megtartisa térténhet a Bank, illetve meghatalmazottja

altal,

Biztositasi dijak befizetésének igazolasa az esedékességet kévetd 5 napon beliil.,

A Bank altal idészakosan kért gazdasagi, és pénziigyi és egyéb informacick

teljesitése a Bank altal megjelslt hataridére.

7. Biztositékok értékbecslése: Az ingatlan évenkénti gyakorisiggal (auditalt éves
beszamolé leadasaval egyidejiileg) a Bank szakért6i listajarél kivalasztott
értékbecslovel elkészitett értékbecslésének bemutatisa, elsé alkalommal

o
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Kbtelez6 érvényii finanszirozasi ajanlat

legkésdbb 2012. jinius 30-ig.

8. A 200.000 Ft egyedi értéket meghaladé targyi eszkozikre, és készletekre —
a tarolasi helyet is megjelolve, készletcsoportonként — vonatkozé részletezd
kimutatis készitése, félévente (minden naptari félévet kovetd hénap 30.

napjaig).

Tulajdonosi
kotelezettségek:

Esetleges koltségtiillépés finanszirozasa a hiteleknek alarendelt médon.

A tulajdonrészek folyamatos fenntartasa a HitelfelvevSben.

A fejlesztés sajat erejét a hitelfelvevd és/vagy annak tulajdonosai biztositjak.

Onkormanyzat esetében a mindenkori hitelfelvételi korlat figyelembe vételével.

4. A tulajdonos(ok) nyilatkozatban vallaljak a fejlesztés esetleges tobblet
koltségeinek biztositasat (amennyiben annak a Hitelfelvevd nem tesz eleget)
alarendelt tagi kolcson, vagy jegyzett tékeemelés formajaban. Onkormanyzat
esetében a mindenkori hitelfelvételi korlat figyelembe vételével,

5. A beruhazasi id6szak alatt az iizleti modellben szerepls és Jovahagyott Ssszeg
feletti kamat rendelkezésre bocsitdsa (amennyiben ez tagi hitel ny(jtasaval
torténik, akkor a Bank mér most hozzajérul a tagi hitel nytjtasahoz).

6. A tarsasdg cégjogi formajanak megvéltozasshoz, szervezeti atalakitashoz, a
torzstdke valtoztatasahoz, tulajdonos valtozashoz,, a tulajdonosi dsszetétel . a
tulajdoni részardnyok megvéltoztatasdhoz iizletrész elidegenitéshez a Bank
elézetes irasbeli jovahagyasa sziikséges.

7. A tulajdonosok részére osztalékfizetés és barmilyen jogcimen torténd kifizetés
csak a Bank el6zetes engedélyével torténhet.

8. A tulajdonosi jogcimen keletkezett Kévetelések— osztalék, tulajdonosi kélesén
(az adossagszolgalati szamla feltoltésére nydjtott tulajdonosi kdlcson
kivételével) — a Bank 4ltal nytjtott hiteleknek valé alarendelése.

9. A tulajdonosok a tiirelmi id6 lejartat kovetden és kizardlag a Bank eldzetes
irasbeli hozzajaruldsinak birtokaban hatarozhatnak osztalékelSleg, valamint
osztalék fizetésérol.

10. A tagi koleson térsasdg dltali visszafizetése csak a Bank irdsbeli engedélye
alapjén, a k6lesonok tiirelmi idejét kovetden lehetséges.

11. A tulajdonosok véllaljak, hogy a beruhdzéssal létrehozott kapacitasokat,

szolgéltatdsokat az eredeti célnak megfelelden a hitelek futamidejének végéig

folyamatosan fenntartjak és mﬁkﬁdteti.

Sy

W N =

100.000.000,- Ft

Nyilvdntartasi HUF
deviza:

Rulirozds Igen
Folydsitasi deviza: HUF

Rendelkezésre tartds
kezdete:

A kozokiratban térténd szerz6déskstést kovetben.

Rendelkezésre tartds | 2012, janius 30.

vége:

Rendelkezésre A rendelkezésre tartasi iddszak alatt a le nem hivott &sszegekre vetitve évi 0,25%.

tartasi jutalék:

A kolcson | 2012, oktéber 15,

lejératdnak napja: .

ElGtorlesztés: Az APEH-t8] érkezé kifizetések iitemében az APEH altal visszautalt 4fa dsszegét a
Bank elszdmolja az afakolcson torlesztésére. A maradvanydsszeg a koleson
lejaratanak napjan egy dsszegben esedékes.

Kamatmérték: 3 hénapos BUBOR + 4 %/év
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I%% ‘%

h




Ké&telezo érvény(i finanszirozasi ajénlat

Kamatperiédus

3 hoénap tigy, hogy az elsé kamatperiédus a folydsitas napjatol a naptéri negyedév
utolsé hénapjanak 14. napjaig tart, a tovabbi kamatperiodusok a naptari negyedév
utolsé hénapjénak 15. napjatdl a kovetkezd naptari negyedév utolsé hénapjanak 14.
napjéig tartanak.

Elsd kamatfizetés:

A szerz6déskotés utani lehivast kovetd negyedév 15-én.

Kamat megdllapitds:

A kamatperiédus kezdd napjat megel6z6 2 munkanappal fixalt 3 hénapos BUBOR
alapjan kell megallapitani, amennyiben a kamatperiédus kezdd napja nem
munkanapra esik, akkor a kamatperiddus kezdé napjat megel6z8 elsé banki
munkanapra (azt megelz6 2 munkanappal) fixalt 3 hénapos BUBOR alapjan kell a
kamatot megallapitani. Elsé folyositas esetében a kamatot a folyésits napjéara fixalt 3
hénapos BUBOR alapjan kell megéllapitani.

Kamatfizetés:

A hitelfelvevk altal fizetendd kamat mindenkor utdlag, a vonatkozé kamatidészak
utolsé hdénapjanak 15. napjan, valamint a vegsd lejarati napon.

Késedelmi kamat

Az Adés késedelmi kamatot fizet minden olyan Osszeg utan, amelynek jovairasara az
esedékesség napjan nem keriil sor. Téke utdn az Ugyleti kamaton feliil évi 6%,
kamatfizetés késedelme esetén a Ptk. 301/A § (2) szerint.

Szerzddéskotési
eltételek:

Megegyezik a beruhazasi hitelnél leirtakkal.

Hitellehivdsi
Sfeltételek:

Hitelfolydsitasi feltételek:

- Az AFA hitel szerzédés és AFA (csendes) engedményezési szerzddés
kozjegyz6i okiratba foglaldsa megtortént,

- A visszaigényelendd AFA teljesitési helyéiil szolgalé zérolt szdmla
megnyitasanak kereskedelmi bank 4ltali igazolasa,

- A szamlavezetd bank éltal visszaigazolt inkasszé az AFA teljesitési
helyéiil szolgalé (al)szamléra,

- A beruhazisi hitel folydsitasi feltételeinek teljesitése.

Hitelfolydsitasok kozos feltételei:

Az AFA hitel akkor folyésithato, ha a beruhdzasi hitel is foly6sithato.

- A berubazasi hitel folyositési feltételei teljes mértékben teljesiiltek,

- Az AFA hitel folyésitasa fliggetlen miiszaki ellenér ltal ellenjegyzett szamla
(rész szama, elbleg szamla), valamint a szimla az anyagi miiszaki &sszetételnek
valo megfelelés igazolasanak a miiszaki ellendr 4ltal &s a miiszaki ellendr
teljesités igazolasa ellenében torténhet, a szamla AFA Gsszegének erejéig a
szallitd szamlajéra (amennyiben a szdmla forditott AFA al4 esik, nem keriil sor
AFA hitel i génybevételére).

A szamla netté és AFA &sszege egy lehivo levéllel hivhaté le (amennyiben a szamla

forditott AFA alé esik, nem keriil sor AFA hitel igénybevételére).

Biztositékok:

Megegyezik a beruhdzési hitelnél leirtakkal valamint AFA engedményezése

Egyéb kotelezettség-
vdllaldsok,

Megegyezik a beruhazasi hitelnél leirtakkal, valamint:
1. Az AFA visszaigénylések célszamldjaként a kereskedelmi banknal nyitott, az

Jeltételek: MFB Zrt. javéra zarolt szimlat kell az APEH-nal megjeldlni. A szimlan az
MFB Zrt.-nek inkasszos joga is van.
2. Az APEH éltal érkeztetett, az afa visszaigénylések célszamlajat tartalmazo
AFA bevallas masolatanak bemutatisa az MFB Zrt -nek az APEH-hez t6rténd
benyljtast kovetd 3 munkanapon beliil. Nem teljesitése  sulyos
szerzodésszegés.
Tulajdonosi Megegyezik a beruhéazasi hitelnél leirtakkal.
kotelezettségvdllalds
ok
Adatszolgdltatdsi Megegyezik a beruhazasi hitelnél leirtakkal.
kotelezettségek
%,
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Kdtelezd érvényi finanszirozési ajénlat

tartdsi idGszak

R

Hitelosszeg

Hitel tipusa Sajét forrasu forint hitel

Kamat 3 hénapos BUBOR + 4%

Nyilvdntartdsi HUF

deviza:

Folydsitdsi deviza: HUF

Rendelkezésre 2012. januar 2-2012. janius 30 ig. (Amennyiben a szilloda miiszaki késziiltsége

2012. januar 2. el6tt éri el a 90 %-os mértéket, igy a rendelkezésre tartis kezdete
a miiszaki szakértd altal benyijtott igazolast kivets nap.)

Elsé kamatfizetés: A szerzddéskotés utani lehivast kdvetd negyedév 15-én.
Kamatperiddus. A kamatperiodus negyedévenként, a naptari negyedév utolsé hénapjanak 15, napjatol

a kévetkezd naptari negyedév utolsd hénapjanak 14. napjaig tart

Kamat megdllapitds.

A kamatperiddus kezdé napjat megeldzd 2 munkanappal fixalt 3 hénapos BUBOR
alapjan kell megéllapitani, amennyiben a kamatperiddus kezdé napja nem
munkanapra esik, akkor a kamatperiédus kezd® napjat megel6z3 elsé banki
munkanapra (azt megel6z6 2 munkanappal) fixalt 3 hénapos BUBOR alapjan kell a
kamatot megallapitani. Elsé folydsits esetében a kamatot a folyositas napjara fixalt 3
hénapos BUBOR alapjan kell megdllapitani.

Kamatfizetés:

A hitelfelvevék 4ltal fizetendé kamat mindenkor utdlag, a vonatkozé kamatidészak
utolsé hénapjanak 15. napjan, valamint a v€gsd lejarati napon.

Késedelmi kamat

A Hitelfelvev késedelmi kamatot fizet minden olyan Osszeg utan, amelynek
jovairasara az esedékesség napjan nem keriil sor. T8ke utén az ligyleti kamaton feliil
évi 6%, kamatfizetés késedelme esetén a Ptk. 301/A § (2) szerint

Rendelkezésre A rendelkezésre tartasi idészak alatt a le nem hivott Osszegekre vetitve évi 0,25%.
tartdsi jutalék:

Futamidé 4,2 év

Tlirelmi idGszak 1,5 év

Eldtorlesztés Megegyezik a beruhazasi hitellel

Torlesztés Negyedévente egyenlé tékerészietek a negyedév utolsd hénapjanak 15. napjan
Torlesztés elsé | 2013. janius 15.

idépontija

Végsd lejdrat 2016. marcius 15.

Szerzddéskitési A beruhazasi hitellel megegyezden
feltétel

Lehivdsi feltételek

1. A beruhdzis 90 %-os késziiltségi fokat igazoldé miszaki ellendri jelentés,
valamint nyilatkoznia kell az iigyfélnek, hogy AFA finanszirozasra nem forditja.

2. A szilloda iizemeltetésére vonatkozé szerzédés megkatése, Banknak torténd
benyijtisa és Bank altali elfogadasa.

3. Marcali Viros (")nkormsinyzata altal vallalt Wt- és kozmiivek elkésziiltének
igazoldsa a miiszaki Atadds-atvétellel (jegyzékonyv csatolasdval), és a

miiszaki ellenér igazoldsaval.

Egyéb kotelezettség-
vallaldsok,
feltételek:

A beruhazasi hitellel megegyezéen.

Tulajdonosi
kotelezettségvdllalds
ok

Megegyezik a beruhazasi hitelnél leirtakkal.,

Biztositekok A beruhazasi hitellel megegyezden
Adatszolgdltatdsi A beruhézasi hitellel megegyezben
kotelezettségek
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A projekt eredeti és elfogadott médositott anyagi-miiszaki €s forrds Gsszetétele:

834945 388

85.

431500639

700 000 000

572815239

555192 761

1 929 850 000

834 945 388

385 077 297

709 827315

szerkezetépités 1 828 008 000

gépészet, elektromos munkak, viz 472 676 500 472 676 500 479 676 500 96 942 621 382 733 879

16ldmunkak 241 927 000 241 927 000 147 726 378 29 855 501 117 870 877
291 704 378 291 704 378 277 063 000 55 994 432 221 068 568

I

szakért6i dijak

20 000 000

20 000 000

20000 000

20 000 000
marketing 30 000 000 30 000 000 30 000 000 30 000 000
re-opening koltségek 30 000 000 30000 000 30 000 000 30 000 000
irodai, adminisztracios ktg-ek 10 000 000 10 000 000 10 000 000 10 000 000
ligyvéd 20 000 000 20 000 000 20 000 000 20 000 000
finanszirozési koltségek 75000000 | 75000 000 75000000 | 75 000 000
tizem. hatékonysag noveld eszkozok 0

Osszesen 3077815239 | 775 000 000 572815239 1730000000 3077815239 909 945 388 567 869 851 | 1 600 000 000
Forras ardny % 25,18 18,61 56,21 29,56 18,45 51,98
Forras arany % az elfog. koliségszinten 20,21 2021
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ZARADEK

Az MFB Zrt tekintetében a jelen kotelez§ érvényli finanszirozasi ajanlat az MFB Zrt altal
ismert informaciék valtozatlanséga esetén az Ugyfél elfogadé nyilatkozatdnak kézhezvételéts]
2011. oktober 20-ig jelent szerzédéskstési kotelezettséget, amennyiben az Ugyfél a kotelezs
érvényli ajanlatban megjelit feltételeket maradéktalanul elfogadja és egyben véllalja, hogy az
MFB Zrt-nek megfelels tartalommal a vonatkoz6 szerzddéseket a 2010. oktdber 11-én
maganokiratban megkotott szerzédések helyébe 1ép8 kozjegyzéi okiratban ugyanezen
idépontig megkéti.

Budapest, 2011. junius 21.

Tisztelettel:
\
' el Yoy MOt
Jénés Judit - Kishegyi Marianna

igazgato osztalyvezet6

MPB MABYMR FEXESITES] BANK

Zisthlchon MNkieS Reesimviiesanty

1001 Dustapest, tisdor u. 8%,
2.




Kotelezs érvényii finanszirozasi ajanlat a Marcali Hotel K ft, részére

ELFOGADO NYILATKOZAT

A Marcali Szilloda Kft. képviseletében kijelgntem, hogy az MFB Magyar Fejlesztési Bank
Zrt. 2011. junius 21-én- kibocsatott Kotelezs Ervény( ajanlatat elfogadom.

foglalésanak sajét forrasbol t6rténé finansziroz4sat.

Marcali Szélloda K,
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CERTIFICATE OF APPRAISER

| certify that, to the best of my knowledge and belief:
The statements of fact contained in this report are true and correct.
The reported analyses, opinions, and conclusions are limited only by the reported
assumptions and limiting conditions, and is my personal, unbiased professional

analyses, opinions, and conclusions.

| have no present or prospective interest in the property that is the subject of this
report, and have no personal interest or bias with respect to the parties involved.

My compensation is not contingent on any action or event resulting from the analyses,
opinions or conclusions in, or the use of, this report.

The analyses, opinions, and conclusions were developed, and this report has been
prepared, in conformity with the requirements of the national and international uniform
standards of professional appraisal practice.

| have made a personal inspection of the property that is the subject of this report.

Anyone providing significant professional assistance is identified on the signature page
of this report.

Agoston Jakab

Valuation / Transaction Consulting / Real Estate Advisory / Fixed Asset Management
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Valuation Report on Szuglé u. 9-15., Hungary

Central European Estates N. V. Jones Lang LaSalle Kft.
1051 Budapest, Szent Istvan tér 11/b. Vll.floor Széchenyi tér 7-8., 1051 Budapest
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6t February 2012

Dear Sir,

VALUATION AND REPORT ON OFFICE BUILDING, LOCATED IN SZUGLO U. 9-15. H-1145 BUDAPEST, HUNGARY

We have pleasure in reporting to you in accordance with our valuation engagement letter dated January 10 2012
regarding the above property. We understand that the valuation is required for the financial reporting purposes and
auditing purposes of CEE.

We inspected the property on 26th February 2012 and have carried out all the necessary enquiries with regard to
rental and investment value, planning issues and investment considerations.

We have not been instructed to carry out a building survey or environmental risk assessment. We have been provided
with floor areas by Heitman European Property Partners (“HEPP 1II") and have assumed that these have been prepared
in accordance with the Royal Institution of Chartered Surveyors (RICS) Code of Measuring Practice (7t Edition).

Basis of Valuation

Our Valuation has been prepared in accordance with the RICS Valuation Standards - Global (7t Edition). The basis of
valuation is the Market Value of the property, as at the date of valuation, defined by the RICS as:

“The estimated amount for which a property should exchange on the date of valuation between a willing buyer and a
willing seller in an arm's-length transaction after proper marketing wherein the parties had each acted knowledgeably,
prudently and without compulsion.”

The full interpretive commentary on this definition is attached at Appendix 3. The report is subject to, and should be read

in conjunction with, the attached General Terms and Conditions of Business and our General Principles Adopted in the
Preparation of Valuations and Reports, which are attached in the Appendices 1 and 2.
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Having regard to the contents of this Report, we are of the opinion that the Market Value of the Office Building located in
Szuglé u. 9-15. H-1145 Budapest, Hungary subject to the assumptions outlined in the following Report, as at 31t
December 2011, was in the region of;

MARKET VALUE OF THE PROPERTY
€ 4,300,000
( Four MillionThree Hundred Thousand Euros)

Market Value of the subject property as of 31t December 2011 was HUF 1,338,000,000 (One Billion Three Hundred
and Thirty Eight Million Forints)

Market Value is understood as the value of the property estimated without regard to cost of sale or purchase, and
without offset for any associated taxes. Therefore no allowances have been made for any expenses of realisation, or for
taxation, which might arise in the event of a disposal. The property is considered as if free and clear of all mortgages or
other charges which may be secured thereon.

Transaction costs typically comprise the following:

Transfer tax (4% for commercial property up to value of approx. € 3.7 mil., 2% for properties with value
above € 3.7 mil., with cap of € 750,000 (value of € 37 mil.) (paid by buyer), applicable in case of both asset
and share deal, share deal defined as purchase of more than 75% of shares of Property SPV (more than
75% of the SPV value derived from real estate);

Court registration fees: vary according to transaction price;

Notarial fees vary according to transaction price;

VAT at 25% on buildings and land; (as of 1stof January 2012 it is increased to 27%)
Agent's fees at 1-2% of purchase price plus VAT.

This Report on Sample Property, has been prepared for and only for Heitman European Property Partners (“HEPP I1I)
for the purposes of assisting Heitman European Property Partners (*HEPP ") to value the property as at 30t
November 2011 on the basis of Market Value and for no other purpose. To the fullest extent permitted by law, we do not
accept or assume responsibility or liability in respect of the whole or any part of the report or valuation for any other
purpose or to any other person or entity to whom the report or valuation is shown or disclosed or into whose hands it
may come, whether published with our consent or otherwise, except where expressly agreed by our prior consent in
writing.

Finally, and in accordance with our normal practice we confirm that this report is confidential to the party to whom it is
addressed for the specific purpose to which it refers. No responsibility whatsoever is accepted to any third party and
neither the whole of the report, nor any part, nor references thereto, may be published in any document, statement or
circular, nor in any communication with third parties without our prior written approval of the form and context in which it
is to appear.

Yours faithfully,
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£

Jaroslav Kopac MRICS Janos Toth
Head of Valuation Hungary Senior Valuer
Jones Lang LaSalle Kit. Jones Lang LaSalle Kft.
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1 Executive Summary

Address Szuglé u. 9-15., 1145 Budapest, Hungary

Location The subject facility is located in Pest in the XIVth. District, called Zuglo.
The District is traditionally middle-class residential area, on 18.1 km2, with
a population of 120,000 people. The subject site is near to Hungaria krt.,
between Thokoly and Egressy streets. The facility is located by Szugl6 ut,
which is a quiet road in the Torokér area.

Description The subject property lies on the plot number HRSZ: 32175/10 which
extends to 3,283 m2. The office building previously belonged to Hungarian
Post, as central office. The building was built in 1968, and in 2003 was
totally refurbished in 2003. Access to the property can be gained either
from Szuglo at, or from Térokdri, and Kolumbusz utca.

Accommodation

The property provides the following accommodation:

Table 1. Sample Property accommodation schedule

Gross
Accommoda ion Share Rentable
Area (sgm
Office 62.8 5,860
Other 21.4% 2,005
Parking, storage -1 15.7% 1,467
Total 100% 9,332

Source: CEE

We valued the office area only.
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Tenure

Tenancy

Gross Rental Income in Year 1
Estimated Market Rental Value

Key DCF Assumptions

Valuation at 31t December 2011

We have been supplied with a copy of the extract from Cadastral Land
Register of Title List N°32175/10 cadastral district no. 2. of Budapest,
dated 24t January 2012 confirming the interest of Zuglé Irodacentrum Kit.
over the subject property. The document identifies the site as a single plot
comprising a total area of 3,283 sq m.

At the date of valuation the property was 26.24% occupied and leased to
11 tenants. The weighted average unexpired lease term within the subject
property is approximately 2.30 years.

The current rental income from the property is equal to € 142,622 per
annum.

€ 288,788
€432,882
We have applied exit yield of 8.75%

Based on the property’s location, projected achievable rental income
stream and its position in the market we have applied a discount rate of
9.75% showing a net initial yield of 6.70%, in the following years yields
stay between 6.79% and 10.91%.

Having regard to the contents of this Report, we are of the opinion that the
Market Value of the Office Building in Szuglé u. 9-15 H -1145 Budapest,
Hungary subject to the assumptions outlined in the following Report, as at
31t December 2011, was in the region of:

MARKET VALUE OF SAMPLE PROPERTY
€4,300,000
(Four Million Three Hundred Thousand Euros)
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2

2.1

Location

Macro Location

The subject property is located in Budapest, the capital of Hungary, a landlocked country strategically situated in
central Europe. The country has made strong progress over the last 10 years culminating in Hungary's
accession to the EU in May 2004. The country is bounded by Croatia and Serbia to the south, Austria and
Slovenia to the west, Slovakia to the north, Ukraine to the north-east and Romania to the south-east.

The map below shows the location of Budapest in national context of Hungary.

Map 1: Location of Budapest in national context of Hungary

SLOVAKIA

Hungary’s domestic market is the third-largest in Central Eastern Europe in US dollar terms (after Poland and
the Czech Republic). Hungary is also one of the region's most open economies, with significant sectors now tied
closely to Western Europe via trade and foreign investment. Given its high exposure to EU markets, the strength
of EU demand has a clear impact on the economy.

Foreign direct investment (FDI) has played a significant role in modernising production and redirecting trade
from east to west, in large part thanks to an aggressive privatisation policy in the mid-1990s. The vast majority of
the telecommunications, banking, utilities, manufacturing and television sectors are now in private hands, and
the private sector accounts for about 80% of GDP, one of the highest shares in the region.

Hungary has rapidly become a service-focused economy, like its fellow EU states. Budapest is the
administrative and business focus of Hungary with a population of approximately 1.7 million, and is one of the
most attractive financial and commercial centres in the Central Eastern European region with a relatively low
level of unemployment. Due to its proximity to Western Europe and enormous market and workforce potential
driven by the full EU membership, it offers an attractive business environment with a full range of modern
business services and well-trained professionals familiar with Western standards.
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2.2

The major economic indicators for Budapest are as follows:

Table 2: Budapest indicators

. . Unemployment Economic Average Gross Monthly
elly] RERla Rate SIS Salary (HUF)
Budapest 1733685 6.6%* 413,000 211,400

Budapest is in north-central Hungary, some 250km southeast of Vienna. The focal point is the Danube River,
which bisects the city into two distinct parts: Buda and Pest. Sample Property is situated on the Buda side on Y
Road, in the 11t administrative district of the City.

Micro Location

Zuglé is situated on the Pest side of Budapest. It is bordered by the IVth District to the North, by the XVth from to
North-East, by the XVIth to the East, by the VIlIth and the Xth to the South, by the XllIth, VIth and VIl to the
West. The middle sized district has an area of 18.15 m2 and has a population of 120 148 residents. In spite to
the relative closeness to the city centre the District is still commanding one of largest green area of the capital
although in the last 15 years several 10 stores housing projects have been built such as Firedi ut. The district
used to be called as the ,lung” of Pest as one of the largest park the Varosliget is situated in Zuglé. Major roads
and notable squares of the district are Hungaria krt., Dozsa Gydrgy, Nagy Lajos krt., Thokoly ut, Bosnyak tér,
Hosok tér, Ors Vezér tér.

Historical parts of the districts are Varosrészek: Alsérakos, Herminamez8, Istvanmez6, Kiszugld, Nagyzuglé,
Rékosfalva, Térokér, Varosliget.The site is near to the conjunction of Hungéria krt. and Thékaly ut., which
connects Keleti terminal with Bosnyak tér, the centre of the District. Along busy Hungaria krt., there is a line
going to Nyugati terminal. Via Hungaria krt. and Thokoly ut as well, the subject property has efficient access to
downtown and outer areas of Pest, and through Lagymanyosi Bridge, there is a convenient connection to south
Buda directions as well. The subject site is in a well-established predominantly residential with some institutions
and some old industrial facility.

A location plan is attached in the Appendix 4 to this report.
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3

3.1

3.2

3.3

Description

Site
Characteristics

The site extends : 3,283 m? and is irregular square in shape. The site consists of one plot; Hrsz: 32175/10. The
site is flat; it is easy to parking around the building. There is a concrete covered surface car-parking along the
east side of the building. There is a small fenced garden at the back of the building.

A site map is attached in Appendix 5 of this Report.
Access

The subject property is easily accessible both by public and private transportation. The facility is easy to access
by car from all directions of the city from Thokoly Ut, or Hungaria krt., by public transportation, the easiest way to
take metro line 1. up to Mexikdi u. terminal, or to take tram no: 1 or buses: 7, or 173.

The subject property is bounded by streets from 3 borders: Szuglé, Torokér and Kolumbusz utca.
Services

We understand that the subject property has all the main services including: water, sewage, electricity, gas and
telephone.

Property Description, Construction and Condition

The stand-alone building was built in 1968, and was refurbished entirely in 2003. The reinforced concrete
structure building consists of a 10 storey main building with a wing building of 4 storeys. The building has an
underground level of 1,467 m2 for car-parking, storages and machinery. The entrance for the underground level
is from Kolumbusz utca. The main building is 7,865 m2 consisting of ground floor and 10 levels. The wing
building is built together the main building and it has 4 levels. The rentable office area is 5,866 m2 with a
common area ratio of some 75%. The internal height is 3.4 m at the ground floor and 2.77 m at the office areas.
The building has a massive structure of reinforced concrete with light plate covered flat roof structure. The
partitioning is plaster board, the

CONSTRUCTION

The building has a massive structure of reinforced concrete with light plate covered flat roof structure.
External Facade

The outer walls are covered by insulated Dryvit color painting. The windows are openable.

Walls

In the halls of the central stairways walls are covered with emulsion paint whilst in the offices the walls are
covered with a smooth render skim and painted with a neutral colour emulsion.

Partition walls are gyps mounting panels with a metal sub-construction, there are also glass partition walls to
some of the offices.
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3.4

The building is principally fitted out to a ‘B’ class standard and also it has THE building specification is as

Machinery:

-2 units of REHEMA gas-boilers in the underground level

-hot ware is provided by central in-house boiler

-the property has its own transformation station providing 1,000 Kw.
-heating is provided by fan-coil system and radiators

-cooling is provided by fan-coil system.

-4 OTIS elevator

Office fit out:

-Partly provided suspended ceiling

-carpet floor covering

-tapestry

-fan coil heating/cooling

The property, where inspected, is presented to a satisfactory standard.

Photographs taken on the date of inspection are included within the Appendix 7 of this report.

Soil Conditions and Contamination

We understand that the subject building does not have any negative impact on the environment, humans or
surrounding buildings. It has been built using materials that do not have any deleterious effect on the natural
environment or human health.

Additionally we are not aware of the content of any environmental audit or other environmental investigation or
report which may have been carried out on the property, and which may draw attention to the existence or
possibility of any contamination. The property has been assessed on the basis of no actual or potential
contamination and that the building is fit for its intended usage.
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A

41

4.2

Legal

Tenure

We understand that company Zuglo Irodacentrum Kft. holds the Right of Freehold over the subject property
registered in Cadastral Land Register (Budapest 2. sz. Kdrzeti Foldhivatal) as detailed in the table below.

Table 3: Plots of land schedule

Area
o} Plot no. Use
(sq m) Owner
1 32175/10  Office Building 3,283 3
3N
A28<a
Total 328 =8 35
c

Source: Extract from Cadastral Register, dated 24t January 2012

Title No.
We have been supplied with a copy of the extract from Cadastral Land Register of Title List N°32175/10
cadastral district of Budapest, dated 24t January 2012 confirming the interest of Zuglé Irodacentrum Kft. over
the subject property. These documents identify the site as a single plot of a total area of 3,283 sq m.
The cadastral extract records the following mortgages and rights as well:

e €20,000,000 in favour of CIB Bank.

e HUF 2,000,000,000 in favour of CIB Bank.

¢ Purchase right in favour of CIB Bank up to February 25 2013.

¢ Sale with ownership right reserve in favour of Top Plot Kft.

o Mortgage rights in favour of the local Municipality in total of HUF 18.3 million

e Cable right for area of 26 sq m in favour of EIm{ Kit.

o Execution rights in total of HUF 301,000,000.

We understand that none of these easements cause any defects on the subject property and have no impact on
the ownership of the site.

For the purpose of this valuation we have assumed that all the loans were repaid and settled as of the date of
valuation and all the rights of ways are fully transferable to any other successive owner and have no financial
obligations.
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4.3

4.4

Planning

The property lies in an area administered by the Municipality of District 14. We understand the area is regulated
by the 19/2003. (VI1.8.) Zoning Restriction of the Local Municipality, which is the local zoning plan. The subject
property is situated in the L1-XIV. Building Restriction which has the following development parameters:

Table 5: Summary of Zoning Plan (L1-XIV)

Building Plot _ Building

Smallest Land Parcel Maximum Allowed Minimum  Minimum  Maximum
Allowed Mandatory Mandatory Allowed

Floor Area Built in Green , _—
ratio (sqm/ Ratio Below Surface S Of(tnrl)e Bl
sqm) Ground (%) Ratio (%)

- 80 5.0 100 15 16.5 225
Source: 19/2003. (VI1.218) Zoning Restriction of Local Municipality

Built in

Size (sq m) Ratio (%)

Tenancy

We have been provided with the tenancy schedule dated December 2011 by CEE for the subject property and
we understand that the subject building provides 5,860 sq m of total gross lettable area, and additional 1,467 sq
m gross area in the basement for parking and storages. The property provides in-house, underground
accommodation for 24 parking spaces, and 16 surface parking spaces currently there are 15 parking spaces
let.

At the date of valuation the property was 26.24% occupied and leased to 8 office tenants and 3 antenna
tenants. The weighted average unexpired lease term within the subject property is approximately 2.30 years.

The current rental income from the property is equal to € 142,622 per annum. The EMRYV from vacant areas
equals to € 285,450 per annum.

The Estimated Market Rental Value (*EMRV”) from the whole property is equal to € 432,882 per annum.
According to the provided information the rents are generally subject to the annual indexation. The lease
agreements are indexed annually according to Eurozone CPI. The lease agreements of the non-office tenants
are indexed according to the Hungarian CPI. The majority of the rents are denominated in EUR. The rents of the

non-office tenants are denominated in HUF. The majority of rents are paid monthly.

The majority of the tenants signed the lease agreement for a definite time period. Two tenants signed the lease
agreement for indefinite time period.

The rents do not include service charges which are paid separately.

The detailed tenancy schedule can be found in the Appendix 8 to this report.
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Below we summarise the main provisions of a standard lease agreement for the subject Property:

Landlord
Tenant

Lease Term

Option to Extend

Base/Current Rent

Indexation

Service Charge

Bank Guarantee &
Guarantee Deposit

Property Taxes

Insurance

Termination

Zuglo Irodacentrum Kift.
Infopatika Kft.

The lease has been granted and accepted for a definite period of three years
commencing on June, 2010..

Provided that the tenant has not breached any of its material obligations under the
Lease or applicable laws, the tenant may claim to extend the Lease under the terms
agreed and to do so only one time and just for additional period of either five (5) or
three (3) years upon its discretion commencing on the first date after the last date of
the original Lease.

Table 6: Current Rent

Rent
EUR/sg m p.m.
6.88

Lettable Area
sg m

Parking

Use
Places

Officel 183.02

With effect from 1t January 2008 and each year thereafter. Harmonised Index of
Consumer Prices of the European Union (Euro Zone), published by Eurostat.

4.00 Euro/ sq m/ month.

Guarantee deposit guaranteeing financial obligations of the tenant under the lease in
the amount of € 4,044

The tenant shall pay all taxes, levies, administrative charges, fees and similar sums
pertaining to its use and occupation of the leased premises, provided that the tenant
shall not be obliged to bear the cost of levies, taxes, charges payable by the landlord
on the rent received.

The tenant undertakes to obtain and keep in force during the term of the lease at its
own expense adequate civil liability insurance against third party claims arising from
physical injury and property loss or damage in the leased premises and insurance
against damage and loss of all property in the leased premises including all
landlords moveable fixtures and lettings and adequate business interruption
insurance.

The Lease may only be terminated by notice give under the conditions set out in the
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Repairs

Alienation

Alterations

Delivery

Other restrictions

Lease.

The tenant undertakes at its own expense to maintain the leased premises in good
order and to keep the car parking spaces in good order and free from rubbish. The
tenant shall also be responsible for maintenance and repair of the interior of the
leased premises, the fit out works, the tenant’s own works and all other additions,
modifications or improvements made to the leased premises by the tenant.

The tenant may not assign or sub-let the leased premises without the prior written
consent of the landlord excluding exceptions stated in the lease.

The tenant shall not carry out any alterations, modification or improvements to the
leased premises without the prior written approval of the landlord.

The tenant shall deliver possession of the leased premises to the landlord in such
state of repair and condition, and complete with all such fixtures, fittings and other
items as is consistent with the full performance by the tenant of all its obligations
under the lease.

Subject always to the landlord’s right to require the tenant to remove alterations at
the end of the lease term in accordance with the conditions provided in the lease.

A detailed tenancy schedule can be found in the Appendix 8 to this report.
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5 Market Commentary

51  Hungarian Economy Key Macro-Economic Indicators

Key Macro-Economic Indicators: 2008-2014 2008 2009 2010  2011F = 2012F = 2013F

Real GDP (% change) 0.6 6.5 1.1 15 -0.8 21 34
Real Consumer Spending (% change) -0.2 5.7 2.7 0.1 2.7 3.0 42
Real Imports of Goods and Services (% change) 55 -14.8 12.8 5.9 -2.8 25 4.4
Real Exports of Goods and Services (% change) 5.7 -10.2 14.3 9.0 0.6 3.7 4.6
Industrial Production Index (% change) -0.1 -17.6 10.5 53 3.0 44 5.0
Consumer Price Index (% change) 6.1 42 4.9 41 48 2.3 3.2
Policy Interest Rate (%) 10.0 6.25 5.75 7.0 7.75 6.0 5.25
Population (mil.) 10.02 10.0 9.98 9.97 9.95 9.93 9.92
Unemployment Rate (%) 7.8 10.0 11.2 10.9 11.0 10.9 10.8
Current Account Balance (% of GDP) 7.3 -0.1 1.1 14 1.5 1.8 1.5
Exchange Rate (LCU/US$, end of period) 187.91 188.07 208.65 240.68 243.08 233.64 228.06
Exchange Rate (LCU/Euro, end of period) 261.53 270.92 278.79 312.93 320.85 320.10 321.57

General overview

The open Hungarian economy is largely exposed to deteriorations in the economic and financial conditions in the
Eurozone. This comes from its relatively high levels of public and external debt, financing ratios, sizeable stock
of portfolio investment, Swiss franc-denominated mortgage debt and a mainly Western European-owned banking
sector. Due to the high debt levels, weak growth prospects and uncertainty about the country's ability to meet
fiscal goals, Moody’s decided to lower Hungary's debt rating from investment grade to speculative in November.
Default insurance costs of the country’s sovereign debt rapidly surged to a record high and the government
announced its outline for a new economic growth plan and acquire a financial safety net from the IMF based on a
precautionary agreement. In the wake of the downgrade the Hungarian Monetary Council raised the key rate by
50 bps to 6.50% to defend the currency and limit capital flight, which was according to market expectations.

In December, the government recalculated the 2012 budget, as weaker growth forecasts and devaluing HUF put
a HUF 320 billion dent in the budget. To reach the 2.5% of GDP deficit target with a GDP growth at 0.5% for
2012 and a weaker HUF, the government decided to use HUF 200 billion from the national protection reserves,
HUF 120 billion from further contributions of citizens who remained in the private pension funds and another
HUF 20 billion from higher excise tax on tobacco products.

The national development minister submitted his resignation to focus on talks with the IMF and the EU in the
hope of reaching an agreement by mid January. Informal talks between the delegations broke down in mid
December after the Parliament scheduled to debate a bill on the new Central Bank Act which aimed to give the
central bank more rate-setters, a third deputy governor and require the board of directors to submit their
agenda to the government. The bill was passed at the end of December and although several changes were
applied to please the European Central Bank it made communication with the IMF bitter. The NBH hiked the
base rate up to 7% at the end of December while the next rate settling meeting is scheduled for 24t January. A
further increase of 50bps is expected in an attempt to strengthen the Forint until the government secures an
IMF/EU safety net.

By mid-January both S&P and Fitch downgraded the country, reflecting on the problematic situation with the
IMF, the EU and the deterioration in the country’s fiscal and external financing environment and growth
outlook. Informal talks with the IMF continued and it became clear that the country can only obtain a stand-by-
agreement instead of a precautionary one and only in case it shows a strong commitment to engage on all the
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policy issues that are relevant to macroeconomic stability. The communication between Hungary and the IMF/
EU is changing remarkably as the government finally started to show signs of its willingness to change the
criticised laws. IMF representatives also commented on the discussions as being “useful” and due to the
easing tensions, the HUF started to strengthen back.

Statistical figures

The global economic boom considerably lost impetus to date in 2011. Developed countries are forecast to
increase their economic performance this year by 1.6% on average, while developing and emerging states by
6.4%. A more dynamic growth in case of developed national economies is prevented by adjustments needed
because of problems on labour markets and fiscal disequilibria (high budget deficits and indebtedness). The
growth of the economic performance of the United States was slowing down to date in the year. The GDP
became 1.8% higher on average in the first three quarters of the year. In addition to expenditures on
consumption exports contributed to the expansion of the northern America economy. In the region of Asia the
gross domestic product of Japan was declining from the beginning of the year, the performance decreasing by
0.8% in January-September 2010. The economy of China grew by 9.4%in the first three quarters of the year,
though the rate of increase was gradually losing momentum. Despite the slowdown the economy of the
European Union (EU-27) increased by 1.8% on average in the 1st-3rd quarters of 2011 compared to the
corresponding period of the previous year. The engine of growth remained Germany (3.4%), although the rate of
its expansion fell significantly. In the euro zone a 1.8% growth was recorded in the first three quarters. Similarly
to the majority of developed countries the economic growth of Hungary also lost impetus. The gross domestic
product of Hungary increased by 1.4% in quarter 3 of 2011 and by 1.8% in the first three quarters of 2011
compared to the same period of the previous year. According to seasonally and calendar-adjusted data, used for
international comparisons, the rate of increase was 1.7% compared to January-September 2010, which put
Hungary in the middle of the ranking of Euro .

Although the external boom becoming less favourable was reflected by the external trade performance of
Hungary, too, on the expenditure side external trade is still the only factor of growth for the Hungarian economy.
In the first three quarters of 2011 the volume of exports and imports — along with a continuous deceleration
measured within the period — rose by 10% and 7.7% respectively. In the first nine months a surplus of HUF 1754
billion was generated on external trade, which was equal to 8.6% of gross domestic product. In January-
September the exports and imports at constant prices of external trade in goods, accounting for the majority of
international trade, rose by 12% and 8.7% respectively. In the field of services exports and imports also
expanded, by 4.4% and 1.7% respectively. Domestic demand did not start to recover: in the period of January—
September a decrease of 1.0% occurred in domestic use as a consequence of the stagnation of actual final
consumption and a significant fall of gross fixed capital formation. Actual final consumption, representing more
than eight-tenths of domestic use, essentially stagnated on average in the first three quarters (- 0.1%). Within
this the actual final consumption of households hardly changed as well (+0.1%), while the volume of actual final
consumption of government, accounting for about one-eighth of actual final consumption, decreased by 1.4%.

Household final consumption expenditure was essentially unchanged in the first nine months of 2011 (-0.1%)
compared to the corresponding period of the previous year. In effect, final consumption expenditure was not
affected by the payment of real returns by private pension funds in August. However, the volume of social
transfers in kind — from the government and the non-profit institutions serving households - to households
increased by 0.9%. The volume of gross fixed capital formation was 6.4% lower in the first nine months this year
than one year before, and the decreasing trend was further strengthened by a fall of 8.6% in the 3rd quarter. Al
this considerably lowered the expansion of economic performance. According to investment statistics
investments in the national economy, accounting for the overwhelming part of gross fixed capital formation, were
down by 5.4% in quarter 3 and by 4.5% in the first nine months. In January—September construction investments
were significantly (15%) lower than one year earlier, while investments in machinery and equipment rose (by
10%). The output of investments was lowered in the majority of industries. As dwelling constructions went on
decreasing investments in real estate activities were 22% less than in the same period of the previous year. In
case of transportation and storage a fall of 23% was recorded, since investments were completed in several
transport branches. Out of industries having relatively large weight a considerable rise occurred only in
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manufacturing (28%), within which volume increases were observed for the majority of branches as well.
Primarily individual large investments showed substantial growths in a few industries of relatively low weight; in
mining and quarrying (33%) and in human health and social work activities (44%). Additional rises were
measured in scientific and technical activities (12%) and in agriculture (4.3%). The stock of inventories in the 3rd
quarter increased by HUF 175 billion at current prices, however, the change of inventories had a negative impact
on economic expansion for the first time after six consecutive quarters. In quarters 1-3 the level of inventories
rose by HUF 250 billion. In January-September 2011 the performance of the Hungarian economy from
production (output) side was influenced by the continuously decelerating industry as well as agriculture. The
performance of agriculture rose by 27% over nine months, within which very significantly, too, by 29% in the 3rd
quarter. The considerable volume increase in the branch was caused by improving vyields. In January-
September 2011 the gross value added by industry grew by 6.8%, mainly as a consequence of the expansion of
manufacturing by 8.1%, thus contributing significantly to GDP growth. In quarter 3 the slowdown of the
performance, lasting for a year, continued. The volume of industry rose by 3.5%, while that of manufacturing by
4.6%. The slowdown was due to the high base as well as the deceleration of external demand. The performance
of export-oriented enterprises continues to be considered as the engine of industrial production. Among
manufacturing branches production increased considerably in the manufacture of transport equipment, basic
metals and fabricated metal products as well as machinery and equipment n.e.c. and in textile industry.

According to the latest available data broken down by branches, the volume of industrial production in October —
along with deteriorating external conditions of recovery and the high base registered one year before — increased
by 3.0% compared to the corresponding period last year. Exports were up by 1.0%, while domestic sales fell by
6.3%. In the first ten months of the year the volume of production was 5.8% higher than one year earlier, with an
8.1% expansion of sales on external markets and a 5.3% decrease of domestic sales. Among the sections of
industry the volume of production in manufacturing in January-October grew by 6.2%, while the output of the
energy sector diminished by 1.4%. The volume of production in mining, having small weight in production, was
13.2% higher than in the same period of the previous year.

The forint price level of external trade grew by 1.5% in exports and by 2.7% in imports in January—September, so
the terms of trade deteriorated by 1.2%. Our national currency strengthened over a year by 2.4% against the
major currencies in the first nine months of the year, within which revaluations of 1.4% and 7.9% were measured
against the EUR and the USD respectively.

In the period of August-October 2011 and considering the 15-64 year-old population 36 thousand more people
were working than one year earlier. The number of employed persons came to 3 million 828 thousand, which
was 0.9% higher than in August-October 2010. The employment rate of 56.6% calculated for this age group was
0.6 percentage point higher than in the corresponding period of the previous year.

According to the latest staff number data of institutional labour statistics there were 2 million 693 thousand
employees in the observed group of organizations in the national economy in the period of January-October
2011, 6 thousand (0.2%) less than one year before, which means a practically unchanged level. In the first four
months within the period somewhat more people were working, while in the months of May—October slight
decreases were observed in the staff number. In the different areas of the national economy trends of opposite
direction continued to be recorded.

In the first ten months of the year average gross earnings — based on accounting records — were HUF 209 900,
4.6% higher in nominal terms than one year before. The monthly average amount of net earnings equalled HUF
139,200, which was 5.8% higher than in January—October 2010. Net earnings were HUF 142,200 at enterprises,
HUF 133,200 in the public sector and HUF 124,600 in the non-profit sector. Relatively significant, 7.4% and 8.1%
increases were recorded in earnings in the private and the non-profit sectors respectively, while a more modest,
1.3% rise was observed in the public sector.

The rate of increase of consumer prices — because of the substantial price rises of motor fuels as well as

electricity, gas and other fuels — accelerated further, so prices increased by 4.3% in November compared to the
same month of the previous year. The price rise in January-November was 3.9% on average.
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5.2

The consolidated, cash-based deficit of the general government (without local governments) — according to
preliminary data of the Ministry for National Economy — was HUF 1248 billion in the period of January-
November 2011, HUF 57 billion less than in the same period of the previous year. The revenue of the general
government amounted to over HUF 11.9 trillion, its expenditure to HUF 13.2 trillion, which was 3.5% and 2.7%
more respectively than one year before. The purchase of a parcel of MOL shares increased expenditures by
some HUF 500 billion, while the revenue from the Pension Reform and Debt Reduction Fund, received during
the months of October and November and amounting in total to about HUF 420 billion, raised the level of
revenues. Among the sub-systems the balance of the central government shows a deficit of HUF 1296 billion
following a deterioration of HUF 14 billion. Improvement was recorded in case of social security funds: the deficit
of HUF 30 billion was HUF 71 billion less than in the same period last year. A surplus of HUF 79 billion was
measured for extra-budgetary funds, the same amount as in January—-November 2010.

Budapest Office Market Overview
Stock and Supply

At Q4 2011 the Budapest modern office stock consisted of 3,158,900 sq m modern Grade ‘A’ and ‘B’ office
space. During the last 5 years the market saw a significant increase in the volume of supply as several new
projects have been completed, but it is important to mention that due to the strickt financing conditions and the
uncertain market environment the volume of speculative developments show a significant fall compared to
years such as 2008 and 2009.

In 2011, a total of 87,425 sq m new office space was completed, which is the lowest annual volume of the past 7
years. Only six new office buildings were completed, out of which one was an owner occupied development.
The new buildings of K&H Bank; Millennium H (11,980 sq m) and Millennium K (38,900 sq m) were handed over
in Pest Central South submarket while Laurus office building (14,016 sq m) and the office component of KOKI
Terminal ( 6,325 sq m) were added to the stock of the Pest Non Central submarket. All four buildings were
completed in Q4 2011. Additionally two other developments were completed at the first half of 2011: Calasanz
Downtown Offices in the CBD on 1,700 sq m and Officium, the office component of Akadémia Park development
on 14,500 sq m in Buda North. The average vacancy of the buildings completed in 2011 was 15.7% at
completion which clearly shows the trend that developers are not willing to start new constructions on a purely
speculative basis anymore.

Map 1: Budapest Submarket Map
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Source: Jones Lang LaSalle 2011

Table 1: Office Completions in 2011

Building name Size (sq m)
CDO 1700 Q12011 speculative
Officium 14500 Q22011 speculative
Millennium K 38 900 Q4 2011 Owner occupied
Millennium H 11984 Q4 2011 speculative

Laurus 14 016 Q4 2011 speculative

KOKI 6 325 Q4 2011 speculative

Source: Jones Lang LaSalle Q4 2011

Looking ahead there is a very limited pipeline, hence annual volume of new completions will reach a historic low
in 2012. We expect only 35,500 sq m new office space to be handed over in three buildings, all of them being
speculative projects. That said the completion of these project might be postponed further to 2013 as they did
not manage to secure any pre-leases so far making construction works and further financing problematic. At the
moment we expect the following projects to be handed over: V 67 in Vaci Corridor by Spanish developers on
2,200 sq m (H1 2012), Green House by Skanska on 17,800 sq m in H2 2012 and Vaci Greens by Atenor on
15,500 sq m in H2 2012. Completion of the latest project is highly questionable as construction works have
been pending since year end 2011.

There are three offices in the pipeline to be handed over between 2013 and 2014 amounting to 53,000 sq m: the
third phase of Office Garden on nearly 18,500 sq m, the new KPMG headquarter on 20,500 sq m by Futureal,
and the prestigious Eiffel Palace 14,000 sq m in the CBD which will serve as PWC'’s new headquarter upon
completion. Neither of these developments started yet.

Table 2: Future Supply 2012-2014

Refurbishment

Building name Size (sq m) Year | Quarter or new
development

Green House 17 800 2012 Q4 New speculative
Vaci Greens A 15 500 2012 Q4 New speculative
V67 2 200 2012 Q2 new speculative
Office Garden Phase Il 18 513 2013 H2 New speculative
Eiffel Palace 14 000 2014 Q1 New 64% prelet
K4 20 500 2014 Q1 New 50% prelet

Source: Jones Lang LaSalle Research Q4 2011

Table 3: Office completions in 2011 by Submarkets

Submarket i')z e (s Percentage
CBD 1,700 1.9%
Pest Central South 50,880 58.2%
Pest Non-Central 20,340 23.3%
Buda North 14,500 16.6%

Source: Jones Lang LaSalle Q4 2011
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Graph 1: Office Completion Levels and Future Supply
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Demand / Take-up

In 2010 total demand reached 306,650 sq m out of which 34.9% were lease renewals. Net take-up (including
new leases, expansions and pre-leases) represented 58.8% of the total demand and 6.3% was owner occupied
office occupancy. However the total demand slightly decreased compared to the previous year, the ratio of new
lease transactions versus renewals remained stable. In 2009 total demand reached 373,150 sq m out of which
renewals amounted to 121,620 sq m. apart of the large share of renewals there were several BTS transaction in
2009 as well which represented 78,700 sq m altogether.

Pre-lease activity within the market was low until 2008 (around 25,000 sq m per year) but in 2008 and 2009 the
market saw more significant pre-lease activity with 82,572 sq m and 52,181 sq m respectively per year. This
trend stopped in 2010 and pre-leases practically disappeared from the market as we registered only 7,468 sq m
of pre-lease activity. In 2010 only GTC Metro has managed to secure 100% tenancy before its completion but
this pre-lease agreement was signed in 2009.

The most significant office transaction was the move of Allianz Insurance into their new 17,202 sq m in owner
occupied office at K3. The three largest speculative transactions were all lease renewals: Ericsson in Science
Park (12,829 sq m), Sanoma in Szépvolgyi Office Park (8,500 sq m) and SAP in Graphisoft Park (8,500 sq m). A
total of 483 leasing transactions were closed throughout the year with an average size of 635 sq m.

Involvement of tenant representation agencies gains increasing importance by large occupiers as many future
office projects are offered for pre-lease and/or built-to-suit HQ. Tenants can now achieve favourable conditions

and rents with the experience of a professional advisor.

According to market expectations demand strengthened in 2011 on 2010. Gross take-up reached 394,650 sq m
which is a massive increase of 28.7% year on year . Net take up was also above the 2010 level. The volume of
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new transactions, expansions, preleases and owner occupation reached 242,226 sq m which indicates an
increase of 21.6% year on year, again a positive trend in terms of demand.

The composition of the annual demand shows that renewals represented a high share in 2011, similarly to 2010
and 2009. Lease renewals had a share of 38.6% almost the same ratio as new leases with 38.8%. Expansions
represented 16.2% while preleases 5.8%. There was only one owner occupation accounting for a mere 0.6%.
The largest transactions were new leases signed in Q4 2011, a company from the public leased 20,800 sq min
Spiral, while KFKI signed for 15,100 sq m in South Buda Business Park. Both buildings have been vacant for
several quarters therefore these new leases play an important role in the quarterly net absorption. There were
several large renewals as well: NSN extended its lease in CityGate on 13,000 sq m so did Raiffeisen on 11,900
sq m in Akadémia Center. Unlike 2010 two larger preleases were also signed in 2011. KPMG decided to move
in 2014 into a new office at Vaci Corridor, developed by Futureal on a total of 20,500 sq m. KPMG will occupy
8,500 sq m at first with a further expansion option on nearly 1,500 sq m. The other prelease transaction was
also signed by PWC on 9,000 sq m in Eiffel Palace located in the CBD.

Graph 2: Structure of Take-up in Budapest
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Having a closer look at the graph above, we can see that Budapest has been witnessing continuous growth in
net take-up until 2008. As the economic crisis hit the market the ratio of renewals rose while the share of new
transactions and expansions decreased. In 2011 renewals took 38.6% of the total demand while this ratio was
34.9% in 2010, 36% in 2009 and only 19% in 2008. Large corporations opted to renegotiate their current
premises and renew their lease, in some cases even before the lease expiry to be able to lock-in rents
considered by many to be at the lowest point of the cycle.

Although we expected that in 2011 we would record a lower share of renewals compared to 2010, there were

still many companies who decide to extend their lease agreements at their current locations. That said net take
up shows an increasing trend since 2009 even in case the growth is very limited.
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Table 4: Major Deals 2011

Sub-market

Building

Size (sq m)

Type of deal

Quarter

Pest Central South Millennium Tower | Vodafone 10,500 renewal Q12011
Buda North Maross utca BC Edukacio 3,750 new Q12011
Buda Central Margit Haz Magyar 3,670 new Q12011
Takarékszovetkezeti
Bank
Pest Non-Central Laurus Offices BDO Forte 3,600 prelease Q12011
Pest Central South Millennium Tower Il MSD 2,500 new Q12011
Buda South K2 Sykes 2,230 renewal Q12011
Pest Central South Citygate NSN 13,000 renewal Q2 2011
CBD Akadémia Center Raiffeisen 11,900 renewal Q2 2011
Véci Corridor WECC Unisys 4,100 renewal Q2 2011
Pest Central South IP West BT 3,300 renewal Q2 2011
Buda North Officium confidential 3,000 new Q2 2011
Buda Central Imperial Krisztina confidential 12,000 renewal Q3 2011
CBD confidential confidential 9,000 prelease Q3 2011
Vaci Corridor K4 KPMG 8,500 prelease Q3 2011
Pest Central South Studium Nokia 6,500 renewal Q3 2011
PCN Park Atrium Deloitte 4,800 renewal Q3 2011
Véci Corridor Optima A Zepter 3,345 renewal Q3 2011
Pest Central South | Arena Corner Citibank 3,140 expansion Q3 2011
Pest Central South | Arena Corner Citibank 3,000 renewal Q3 2011
Buda South IP West | NXP 2,600 renewal Q3 2011
CBD Ybl Palota Cameron Mckenna 2,500 renewal Q3 2011
CBD First Site Offices Plug and Work 2,400 new Q3 2011
Vaci Corridor Spiral confidential 2,000 new Q4 2011
Buda South South Buda BP KFKI 15,136 new Q4 2011
Vaci Corridor Spiral confidential 8,000 renewal Q4 2011
Pest Central North Rumbach Center confidential 4,860 new Q4 2011
CBD Bank Center Citibank 3,485 new Q4 2011

Source: Jones Lang LaSalle Q4 2011

Out of the 596 transactions, which were signed in 2011, only 76 were signed for office space above 1,000 sq m
totalling to 249,770 sq m (66.3% of the total demand). Many smaller scale deals were signed hence currently the
average transaction size is around 663 sq m in Budapest, which shows an increase compared to previous years.

Table 5: Average deal sizes in Budapest from 2004 to 2011

Average Deal Size

(sgm)
2011 600
2010 635
2009 788
2008 745
2007 701
2006 590
2005 638
2004 663

Source: Jones Lang LaSalle Q4 2011
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Vacancy

During 2011 the vacancy rate fluctuated between 20-21% reaching its lowest level of 19.2% by year end. This
was the result of the limited new supply with high prelease rations so as the strong net take up in Q4 2011. The
shrinking availability might seem convincing, but it is important to mention that several larger office buildings will
be vacated during H1 2012 after their former occupiers will relocate to their new headquarters. These buildings
are mainly old and of less modern quality therefore their new usages is highly questionable.

The highest vacancy rate is registered in the Periphery (32.2%) while Buda North has the lowest vacancy rate
(16.7%). The submarkets show significant difference in terms of vacancy. Buda Central (24.2%) and Pest North
Central (21.5%) are the two most oversupplied submarkets in Budapest apart of Periphery.

The below chart presents the stock and vacancy of each submarkets.

Graph 3: Vacancy and Stock in the Submarkets as at Q4 2011
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Rents

Office prime rents stood at €20/sq m/month at Q4 2011. This rental level can only be achieved in the best office
buildings in the CBD. Rental bands of each submarkets show a wide range as the pricing depends on the
location and the quality of the building as well as the public transportation access. Until the end of 2010 most
landlords were forced to decrease their asking rents and offer generous incentives in order to attract tenants.
This trend seems to be abating as we have experienced rental growth in some of the most popular and best
located buildings. This however only concerns a very limited number of buildings at the moment but we expect
rental stabilisation in the course of 2011 once the high oversupply starts to be absorbed. That said, rental
stabilisation applies for mainly modern, A category buildings. Older, B category offices might face difficulties as
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their tenants leave behind their old premises to move into newer, more effective buildings. This will automatically
result in jumping availabilities which will have an impact on rental levels. Therefore we forecast a deepening
rental gap between A and B category buildings.

The rental decline caused by the crisis showed different patterns in each submarket. Prime products in prime
locations were able to maintain their asking rents relatively unchanged or experienced only a moderate fall. At
the same time the projects located in Non-Central submarkets did have to offer significant discounts. The
greatest rental decline was seen in the Periphery and the Buda South submarkets.

Graph 4: Rental Bands in the Submarkets
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In order to secure tenants in their buildings landlords are offering greater rental incentives. Beside the average
incentives (standard 70-30% fit-out, rent free period) landlords are willing to pay further incentives, such as
moving contributions or higher quality fit-out/greater fit out contribution. Projects outside the CBD and the most
popular office locations are still under pressure of oversupply, therefore the highest level of extra incentives are
available in these submarkets.

Investment Market Overview

While in 2010 the total transaction volumes in commercial real estate in Hungary for 2010 remained below € 300
million with less than € 200 million of institutional investment deals recorded for the full year by Jones Lang
LaSalle, Investment activity picked up in 2011 with more than € 230 million transacted in Hungarian assets
during the 4t quarter. The total volume of investment transactions for 2011 reached € 650 million.

The last weeks of 2011 were active with the closing of two major office portfolio transactions with Heitman, the
Chicago based real estate investment manager as the buyer in both cases. The first transaction was the creation
of a Joint Venture with TriGranit who sold a 74% interest in 4 office buildings located in the Millennium City
Centre project (Tower I, II, Il and the newly delivered Building H); the total consideration of the transaction
amounted to € 151 million. The buildings located along the Danube, South of the city centre, are one of the most
successful office schemes in the city and have attracted prime tenants such as Vodafone, KBC, Nestle, Morgan
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Stanley, Prologis and Lufthansa / Swiss. The second transaction was the disposal by the AVIVA Investors
Central European Property Fund of Alkotas Point, anchored by Unicredit Bank and Bayer and Science Park
anchored by Ericsson and Tata Consulting.

All major asset classes have traded during the year: The hotel segment was active with the transaction of 2 five-
star hotels (Intercontinental, Four Seasons), the retail segment witnessed the disposal of a partial interest in
Arkad Shopping Centre to ECE and the acquisition by Erste Real Estate of the Napfény Park in Szeged. The
industrial asset class was represented by Aerozone and M1 Business Park as part of the Europolis portfolio,
however, close to 60% of the total volume was transacted on office buildings with the Europolis, TriGranit and
AVIVA assets representing the main transactions of the year.

Some transactions which were expected to close in 2011 have been delayed — cancelled due to difficulties with
bank financing and this will remain a serious bottle neck in 2012 as a consequence of the general de-leveraging,
the evolution of financial markets but also the specific situation of Hungary on a macro-economic and political
front.

Further developments on the investment market are dependant upon the evolution of the financial markets in
view of the sovereign debt crisis and downgrades in the Euro zone and on the capacity to raise debt finance.

Based on our assessment of the market and relative pricing with Poland and the Czech Republic, we keep our
views on prime yields unchanged compared to Q3 2011 with a stable outlook.

The graph below shows transaction volumes in 2003 — 2011.

Graph 1: Investment volumes in Hungary 2003-2011
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The tables below shows Budapest's prime yield levels compared with other major European cities.

Table 12: Indicative summary of prime retail investment yields in selected European cities
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Q4 2011

Berlin

4.60%

EE

4.50%

* Source: Jones Lang LaSalle, Q4 2011

London

3.50%

Warsaw

6.00%

The following table shows the main transaction in Hungary in 2011.

Table 13: Transactions in Hungary 2011

Property Name

Quarter,
Year

Estimated

Prague

6.25%

Budapest
7.00%

Purchaser

Office

Office

Office

Industrial

Industrial

Retail

Retail

Retail

Retail

Hotel

Office

Office

Retail

Office

Hotel
Office

Office

City Gate (65%)
Infopark A (51%)

IP West | - V (65%)

Aerozone Budapest
(51%)
M1 BP (51%)
Arkad Shopping
Centre (33%)

Napfény Park
Tesco (solus)

Tesco (solus)

InterContinental Hotel

Focus Point

Portfolio of 21 class B
office buildings

OBI
Raiffeisen Back
Office

Four Seasons
Millennium Towers
LILILH (74%)
Alkotas Point,
Science Park

24,200
12,200
31,000
65,000
69,000
48,400
29,477
6,804

5,116

398*
7,200
45,000
12,800
14,750

179*
70,000

53,000

Budapest
Budapest
Budapest
Vecsés
Paty
Budapest
Szeged
Készeg

Dabas

Budapest
Budapest
Various
Budapest
Budapest

Budapest
Budapest

Budapest

Q1,201
Q1,2011
Q1,201
Q1, 2011
Q1,201
Q1, 2011
Q1, 2011
Q1, 2011

Q1,2011

Q2, 2011
Q2, 2011
Q2, 2011
Q3, 2011
Q3, 2011

Q3, 2011
Q4, 2011

Q4, 2011

Source: Jones Lang LaSalle Capital Markets, Q4 2011 (* JLL estimation)

Capital Market Highlights
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NIY (%)

8.50%"

8.35%"

8.00%"

8.50%"

9.50%"

Conf.

7.80%"

8.25%"

8.25%"

n/a

nla

11.00%

8.25%

n/a

n/a

n/a

n/a

Qesterreichische
Volksbanken

Qesterreichische
Volksbanken

Qesterreichische
Volksbanken

Qesterreichische
Volksbanken

Qesterreichische
Volksbanken

Unibail Rodamco
Carion
Private syndicate

Private syndicate

Morgan Stanley (MSREF
VI)

ORCO (Endurance Fund)
Magyar Telekom
Endurance Fund

Raiffeisen Real Estate
Fund
Avestus Capital Partners
TriGranit

AVIVA

Macro-economics declining with GDP growth expected at 0% in 2012

CA Immo

CA Immo

CA Immo

CA Immo

CA Immo

ECE

Erste Real Estate

Erste Real Estate

Erste Real Estate

Toufic Aboukhater
Indotek
Associated Network
Erste Real Estate
Private Investor

State Reserve Fund
of Oman

Heitman

Heitman

Financial safety net is being discussed by IMF, Stand by agreement is likely to be provided
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Potential hike of personal income tax

Market fundamentals still worse than for peer CEE capitals

Lower, but remaining gap in pricing between vendors and buyers

A yield discount of approximately 50-75 bps compared to Poland / Czech Republic

Core institutional investors remain to be opportunity-driven for prime office and retail opportunities

Industrial and hotel investments will happen only in exceptional cases
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24



Valuation Report on Szuglé u. 9-15., Hungary

6.

6.1

6.2

Valuation Commentary

Valuation Methodology
Market Value Definition (RICS Valuation Standards -Global, 7t Edition)
Market Value is defined by the Royal Institution of Chartered Surveyors (RICS) as the following:

“The estimated amount for which a property should exchange on the date of valuation between a willing
buyer and a willing seller in an arm'’s-length transaction after proper marketing wherein the parties had each
acted knowledgeably, prudently and without compulsion”.

Income Approach

The Income Approach is a method used to convert the anticipated economic benefits of property ownership
into a value estimate through a capitalisation approach.

The two most common methods of converting net income into value are the discounted cash flow technique
(DCF) wherein anticipated future income streams and a reversionary value are discounted to a present
value estimate and the direct capitalisation technique, where an overall rate is extracted directly from
pertinent market sales.

For the purposes of valuation of the office building we have adopted the Income Approach, Discounted
Cash flow technique, analysed over a 10-year period. The cash flow assumes a ten-year hold period with
the exit value calculated on 11t year income. We have adopted a discount rate and terminal capitalisation
rate for the subject property having regard to recent investment sales evidence known to us together with
our general knowledge and opinion based on discussions with investors within the Central and Eastern
European region. This opinion is also based on prevailing interest rates and relative yields on 10-year
Government bonds.

In formulating our opinion we have also had regard to investment rates recorded by Jones Lang LaSalle in
other major Eastern European countries.

General Valuation Assumptions

Our valuation was prepared in accordance with the information obtained from the Client and specifically on
the basis of the following assumptions:

The subject property has clear and fully marketable title without any historical claims.
(a) That all necessary planning, building and other consents have been obtained.

(b) We have relied upon the information provided to us by CEE, as being complete and correct as to
tenure, measurements and capacities of properties, planning consents and other relevant information.

(c) There are no Rights of Way, easements, and outgoings of an onerous nature or restrictions on use
affecting the property, which may have a material effect on the value.

(d) The site is not subject to any form of environmental contamination.
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6.4

(e)

The premises are constructed and used in accordance with all necessary building and planning
permissions, and there are no disputes with neighbouring owners or occupiers or with the local
municipal authorities.

The property complies with any fire and life security codes, environmental codes and any other
regulatory requirements that may exist.

No structural surveys of the building have been undertaken. We are not therefore able to report that it
is free of structural faults, rot, infestation or defects of any other nature, including inherent weaknesses
due to the use of construction materials now suspect. No tests were carried out on any of the services.

6.3 Specific Cash Flow Assumptions

Estimating the Market Value of the subject property we have made allowances for the following:-

(k)

Our calculations start from 1st January 2012;

We have not carried out a building measurement survey. Our calculations are based on the tenancy
schedule provided by CEE., dated December 2011, showing Gross Lettable Area of 5,860 sq m;

The rents are subject to annual indexation according to CPI adopted at the level of 3.0% in Year 1
(except where no indexation is applicable);

For the currently vacant space we have adopted 3-year lease contracts with rents at the EMRV levels;

After expiry of the existing lease contracts we have adopted voids of 6 months and thereafter 5-year or
10-year lease agreements. We have adopted the Estimated Market Rental Values representing
effective market rents;

After expiry of the current lease agreements we have adopted the annual indexation according to the
EUR-CPI applied on the anniversary of signing the lease agreement;

As a result, the Base Rental Revenue has been estimated at €428,072 in the first year of our
projection;

Due to the fact that the office building in some places needs refurbishment, we have adopted a Capital
Expenditure of €60.0/sqm ;

We have assumed an allowance of 10.0% with regard to leasing commissions for currently vacant
space;

Based on the property’s location, projected achievable rental income stream and expected position in
the market we have applied the discount rate at the level of 9.75% and exit yield at 8.75%, showing an
initial yield of 6.70% (NOI/PV), 9.82% in the second year and 9.77% in the third year.

Our calculations have been attached in the Appendices to this report.

Market Value Conclusion

Having regard to the foregoing, we are of the opinion that the Market Value of the Office Building, as at 31t
December 2011 was in the region of €4,300,000 (Four Million, Three Hundred Thousand Euros)

SWOT Analysis
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6.5

In considering this property as investment opportunity, we would draw your attention to the following SWOT
analysis.

Table 10: SWOT Analysis

Strengths Weaknesses

e FEasy access from city centre via busy e Low occupancy level;

Hungaria krt.;

o Excellent vehicular access to  major
motorways.;

e Good public transportation including metro
line 2.;

o Nearby Arena Plaza shopping centre.

Opportunities Threats

e Low overall unemployment in Budapest e Pressure on rental level due to existing and
region; planned competition.
o Relatively small competition in XIV. district;

Source: Jones Lang LaSalle, December 2011

Valuation Summary

Having regard to the foregoing, we are of the opinion that the Market Value of the Office Building, as at 31t
December 2011 was in the region of;

MARKET VALUE
€4,300,000
(Four Million Three Hundred Thousand Euros)

Market Value is understood as the value of a property estimated without regard to costs of sale or
purchase, and without offset for any associated taxes. Therefore, no allowances have been made for any
expenses of realisation, or for taxation, which might arise in the event of a disposal. The property is
considered as if free and clear of all mortgages or other charges which may be secured thereon.
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7. List of Documents Used in Valuation Report

The following documents were used in the Valuation Report on Sample Property located in Budapest, Hungary:

Extract form Land Register dated 24t January 2012;
Site map;

Tenancy schedule dated December 2011;
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General Principles Adopted In The Preparation Of Valuations And Reports
These General Principles should be read in conjunction with the firm’s General Terms and Conditions of Business.

It is our objective to discuss and agree the terms of our instructions and the purpose and basis of the valuation, at the outset,
to ensure that we fully understand and meet our client’s requirements. Following are the general principles upon which our
Valuations and Reports are normally prepared; they apply unless we have agreed otherwise and specifically mentioned the
variation in the body of the report. Where appropriate, we will be pleased to discuss variations to suit any particular
circumstances, or to arrange for the execution of structural or site surveys, or any other more detailed enquiries.

1. Valuation Standards:
All work is carried out in accordance with:

(a) The Practice Statements contained in the RICS Valuation Standards published by the Royal Institution of Chartered
Surveyors (Sixth Edition), by valuers who conform to the requirements thereof;
(b) The Approved European Property Valuation Standards of the European Group of Valuers Associations (TEGoVA).

The standard adopted is set out in our report.

2. Valuation Basis:

Our reports state the purpose of the valuation and unless otherwise noted, the basis of valuation is as defined in the
appropriate valuation standard. The full definition of the basis which we have adopted is either set out in our report or
appended to these General Principles.

3. Source of Information:
We accept as being complete and correct the information provided to us by the sources listed, as details of tenant, tenancies,
tenant's improvements, planning consents and other relevant matters, as summarised in our report.

4. Disposal Costs and Liabilities:
No allowances are made for any expenses of realisation, or for taxation which might arise in the event of disposal. All property
is considered as if free and clear of all mortgages or other charges which may be secured thereon.

5. Documentation:

We do not normally read leases or documents of title. We assume, unless informed to the contrary, that each property has a
good and marketable title, that all documentation is satisfactorily drawn and that there are no encumbrances, restrictions,
easements or other outgoings of an onerous nature which would have a material effect on the value of the interest under
consideration, nor material litigation pending. Where we have been provided with documentation we recommend that reliance
should not be placed on our interpretation without verification by your lawyers.

6. Tenants:

Although we reflect our general understanding of a tenant’s status in our valuations, enquiries as to the financial standing of
actual or prospective tenants are not normally made unless specifically requested. Where properties are valued with the
benefit of lettings, it is therefore assumed, unless we are informed otherwise, that the tenants are capable of meeting their
financial obligations under the lease and that there are no arrears of rent or undisclosed breaches of covenant.

7. Measurements:

We do not normally measure premises unless specifically requested and base our valuation on the information made
available to us. Where measurement is undertaken this is carried out in accordance with either the relevant local codes or the
Code of Measuring Practices issued by the Royal Institution of Chartered Surveyors except in the case of agricultural
properties or where we specifically state that we have relied on another source.

8. Town Planning and Other Statutory Regulations:
Information on town planning is, wherever possible, obtained verbally from the local planning authority and, if confirmation is
required, we recommend that verification be obtained from lawyers that:-

(a) the position is correctly stated in our report;
(b) the property is not adversely affected by any other discussions made or conditions prescribed by public authorities;
(c) that there are no outstanding statutory notices.
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Our valuations are prepared on the basis that the premises (and any works thereto) comply with all relevant statutory and EC
regulations, including enactments relating to fire regulations.

9. Structural Surveys:

Unless expressly instructed, we do not carry out a structural survey, nor do we test the services and we therefore do not give
any assurance that any property is free from defect. We seek to reflect in our valuations any readily apparent defects or items
of disrepair which we note during our inspection or costs of repair which are brought to our attention.

10. Deleterious Materials:

We do not normally carry out investigations on site to ascertain whether any building was constructed or altered using
deleterious materials or techniques (including, by way of example high alumina cement concrete, wood wool as permanent
shuttering, calcium chloride or asbestos). Unless we are otherwise informed, our valuations are on the basis that no such
materials or techniques have been used.

11. Site Conditions:

We do not normally carry out investigations on site in order to determine the suitability of ground conditions and services for
the purposes for which they are, or are intended to be, put; nor do we undertake archaeological, ecological or environmental
surveys. Unless we are otherwise informed, our valuations are on the basis that these aspects are satisfactory and that,
where development is contemplated, no extraordinary expenses or delays will be incurred during the construction period due
to these matters.

12.  Environmental Conditions:

Unless expressly instructed, we do not carry out site surveys or environmental assessments, or investigate historical records,
to establish whether any land or premises are, or have been, contaminated. Therefore, unless advised to the contrary, our
valuations are carried out on the basis that properties are not affected by environmental contamination. However, should our
site inspection and further reasonable enquiries during the preparation of the valuation lead us to believe that the land is likely
to be contaminated we will discuss our concerns with you.

13. Value Added Tax
Valuations are prepared and expressed exclusive of VAT payments, unless otherwise stated.

14. Outstanding Debts:

In the case of property where construction works are in hand, or have recently been completed, we do not normally make
allowance for any liability already incurred, but not yet discharged, in respect of completed works, or obligations in favour of
contractors, subcontractors or any members of the professional or design team.

15. Confidentiality:

Our Valuations and Reports are confidential to the party to whom they are addressed for the specific purpose to which they
refer, and no responsibility whatsoever is accepted to any third parties. Neither the whole, nor any part, nor reference thereto,
may be published in any document, statement or circular, nor in any communication with third parties, without our prior written
approval of the form and context in which it will appear.
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General Terms And Conditions Of Business

1. Introduction

These General Terms and Conditions of Business shall apply to all dealings between Jones Lang LaSalle and the Client and,
for the avoidance of doubt, shall be treated as applying separately to each instruction given by the Client to Jones Lang
LaSalle.

These General Terms and Conditions of Business apply where Jones Lang LaSalle provides services to a Client and there is
no written agreement for the provision of these services or, if there is, to the extent that these General Terms and Conditions
of Business do not conflict with the terms of that written agreement. Reference in these General Terms and Conditions to the
agreement means the written or informal agreement that is subject to these General Terms and Conditions of Business.

2. Jones Lang LaSalle

Jones Lang LaSalle means Jones Lang LaSalle Kift., with its seat at Alkotas ut. 50, 1123 Budapest or the other member of the
Jones Lang LaSalle group of companies that provides services or the relevant part of services.

3. Services

Jones Lang LaSalle is to provide all services to the specification and performance level stated in writing or, if none is stated, to
the specification and performance level that it ordinarily provides. Jones Lang LaSalle has no responsibility for anything that
is beyond the scope of the services so defined.

Jones Lang LaSalle performs all services through properly licensed agents.

4, Time

Jones Lang LaSalle is to use reasonable endeavors to comply with the Client’s timetable, but is not responsible for non-
compliance unless the consequences of non-compliance have been agreed in writing. Even then, Jones Lang LaSalle is not
liable for delay that is beyond its control.

5. E-mail and on-line services

The Client agrees that Jones Lang LaSalle may where appropriate use the available electronic communication and systems in
providing services, making available to the Client any software required that is not generally available.

6. Duty of care to the Client

Jones Lang LaSalle owes to the Client a duty to act with reasonable skill and care in providing services, complying with the
Client's instructions where those instructions do not conflict with (a) these General Terms and Conditions of Business, (b) the
agreement or (c) applicable law and professional rules, including the code of ethics.

Jones Lang LaSalle has no liability for the consequences of any failure by the Client or any agent of the Client promptly to
provide information or other material that Jones Lang LaSalle reasonably requires, or where that information or material is
inaccurate or incomplete.

7. Duty of care to third parties

Jones Lang LaSalle owes a duty of care to no one but its Client. No third party has any rights unless there is specific written
agreement to the contrary.

8. Liability for third parties

Jones Lang LaSalle has no liability for products or services that it reasonably needs to obtain from others in order to provide
services.
(@) Jones Lang LaSalle may delegate to a third party the provision of any part of services, but if it does so:
(b) without the Client’s approval, Jones Lang LaSalle is responsible for what that third party does;
(c) with the Client's approval or at the Client’s request, Jones Lang LaSalle is not responsible for what that third party
does.
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9. Liability to the Client

The liability of Jones Lang LaSalle to the Client for its own negligence causing death or personal injury is unlimited, but
otherwise its liability is:

(@) limited to 2 (two) times the fixed fees amount agreed with Jones Lang LaSalle per occurrence or series of
occurrences arising from one event,

(b) excluded to the extent that the Client is responsible, or someone on the Client's behalf for whom Jones Lang
LaSalle is not responsible under these General Terms and Conditions of Business,

(c) limited to direct and reasonably foreseeable loss or damage with no liability for indirect or consequential loss,

(d) (where Jones Lang LaSalle is but one of the parties liable) limited to the share of loss reasonably attributable to
Jones Lang LaSalle on the assumption that all other parties pay the share of loss attributable to them (whether or
not they do),

(e) not (so far as permitted by law) increased by any implied condition or warranty,

(f) inany case limited to a maximum of € 1,000,000 (one million euro) in aggregate per annum.

Jones Lang LaSalle shall not be liable for any hidden defects in the real property sold, bought or leased, unless Jones Lang
LaSalle was aware of these defect and did not inform the client hereof.

10. Insurance

Jones Lang LaSalle agrees to purchase and maintain appropriate insurance policies, in particular professional indemnity
insurance, for an amount of not less than € 1million per occurrence or series of occurrences arising from one event.

11. Indemnity from the Client

The Client agrees to indemnify Jones Lang LaSalle against all liability (including without limitation all actions, claims,
proceedings, loss, damages, costs and expenses) that relates in any way to the provision of services, except a liability that a
court of competent jurisdiction decides (or Jones Lang LaSalle agrees) was caused by the fraud, willful default or negligence
of Jones Lang LaSalle or of a delegate for whom Jones Lang LaSalle is responsible under the agreement.

12. Protection of employees

The Client agrees that (except for fraud or a criminal offence) no employee of the Jones Lang LaSalle group of companies
has any personal liability to the Client, and that neither the Client nor anyone representing the Client will make a claim or bring
proceedings against an employee personally.

13. Complaints resolution procedure

The Client agrees that it will not take any action or commence any proceedings against Jones Lang LaSalle before it has first
referred its complaint to Jones Lang LaSalle in accordance with Jones Lang LaSalle’s complaints procedure, details of which
are available upon request from the Compliance Officer, Jones Lang LaSalle Sp. z 0.0., ul. Saski Crescent, ul. Krolewska 16,
00-103 Warsaw.

14. Conflict of interest

If Jones Lang LaSalle becomes aware of a conflict of interest it is to advise the Client promptly and recommend an
appropriate course of action.

15. Confidential information
Jones Lang LaSalle must keep confidential all information of commercial value to the Client of which it becomes aware solely
as a result of providing services, but it may:

(@) use it to the extent reasonably required in providing services,

(b) disclose it if the Client agrees,

(c) disclose it if required to do so by law, regulation or other competent authority.

Jones Lang LaSalle will comply with personal data protection regulation.
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16. Publicity

Neither Jones Lang LaSalle nor its Client may publicize or issue any specific information to the media about services or its
subject matter without the consent of the other.

17. Intellectual property

Copyrights, patents, trademarks, design and other intellectual property rights in any material supplied by the Client, or in any
material prepared by Jones Lang LaSalle exclusively for the Client, belong to the Client.

Such rights in any other material prepared by Jones Lang LaSalle in providing services belong to Jones Lang LaSalle, but the
Client has a non-exclusive right to use it for the purposes for which it was prepared.

18. Remuneration

Where the fees and expenses payable for services are not specified in writing, Jones Lang LaSalle is entitled to:
(@) the fee specified by the relevant Regional Association of Real Property Intermediaries or other applicable
professional body or, if none is specified, to a fair and reasonable fee by reference to time spent, and
(b) reimbursement of expenses properly incurred on the Client’s behalf.

Where services are not performed in full, Jones Lang LaSalle is entitled to a reasonable fee proportionate to services provided
as estimated by Jones Lang LaSalle.

The Client must pay VAT at the rate then current on the date of issuance of a VAT invoice.

If an invoice is not paid in full within 30 (thirty) days from the date of issuance, Jones Lang LaSalle may charge interest on the
balance due at a daily rate of 2% above the base rate of PKO BP S.A. for real estate loans.

19. Assighment

The Client may assign rights and obligations arising from the agreement, but must first get the written consent of Jones Lang
LaSalle, which will not be unreasonably withheld.

20. Termination

The Client or Jones Lang LaSalle may terminate the agreement immediately by written notice to the other, if the other has not
satisfactorily rectified a substantial or persistent breach of the agreement within the reasonable period specified in an earlier
notice to rectify it.

Termination of the agreement does not affect any claims that arise before termination or the entitlement of Jones Lang
LaSalle to its proper fees or to be reimbursed its expenses up to the date of termination.

On termination Jones Lang LaSalle must return to the Client or, if the Client so wishes, destroy all Client information that is to
be kept confidential, but Jones Lang LaSalle may keep (and must continue to keep confidential) one copy of that information
to comply with legal, regulatory or professional requirements.

21. Notices

A notice is valid if in writing addressed to the last known address of the addressee and is to be treated as served:
(@) when delivered, if delivered by hand during normal business hours (where business hours next commence - if
delivered after),
(b) when actually received, if posted by recorded delivery,
(c) when actually received, if sent by ordinary mail, fax or electronic mail.

22. Governing Law
These General Terms and Conditions of Business and the terms of the instruction shall be governed and construed in

accordance with the laws of Hungary. All disputes shall be finally settled by the court of arbitration of the Hungarian Chamber
of Commerce in Budapest in accordance with the rules set forth for this court.
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The Basis of Valuation

Our valuation is carried out on the basis of the property’s Market Value. This is defined in the RICS Red Book as;

‘The estimated amount for which a property should exchange on the date of valuation between a willing buyer and a
willing seller in an arm’s-length transaction after proper marketing wherein the parties had each acted knowledgeably,
prudently and without compulsion’

Interpretive Commentary, as published in International Valuation Standard 1 of the RICS Red Book:

3.2

3.2.1.

3.2.2.

3.2.3.

3.24.

3.2.5.

3.2.6.

3.2.7.

The term property is used because the focus of these Standards is the valuation of property. Because these standards
encompass financial reporting, the term asset may be substituted for general application of the definition. Each element of
the definition has its own conceptual framework.

‘The estimated amount...’

Refers to a price expressed in terms of money (normally in the local currency) payable for the asset in an arm’s-length
market transaction. Market Value is measured as the most probable price reasonably obtainable in the market at the date
of valuation in keeping with the Market Value definition. It is the best price reasonably obtainable by the seller and the
most advantageous price reasonably obtainable by the buyer. This estimate specifically excludes an estimated price
inflated by special terms or circumstances such as atypical financing, sale and leaseback arrangements, special
considerations or concessions granted by anyone associated with the sale, or any element of Special Value.

‘...a property should exchange...’

Refers to the fact that the value of an asset is an estimated amount rather than a predetermined or actual sale price. It is
the price at which the market expects a transaction that meets all other elements of the Market Value definition should be
completed on the date of valuation.

‘...on the date of valuation...’

Requires that the estimated Market Value is time-specific as of a given date. Because markets and market conditions may
change, the estimated value may be incorrect or inappropriate at another time. The valuation amount will reflect the actual
market state and circumstances as of the effective valuation date, not as of either a past or future date. The definition also
assumes simultaneous exchange and completion of the contract for sale without any variation in price that might otherwise
be made.

‘...between a willing buyer...’

Refers to one who is motivated, but not compelled to buy. This buyer is neither over-eager nor determined to buy at any
price. This buyer is also one who purchases in accordance with the realities of the current market and with current market
expectations, rather than on an imaginary or hypothetical market, which cannot be demonstrated or anticipated to exist.
The assumed buyer would not pay a higher price than the market requires. The present asset owner is included among
those who constitute ‘the market’. A valuer must not make unrealistic assumptions about market conditions or assume a
level of Market Value above that which is reasonably obtainable.

‘...awilling seller...’

Is neither an over-eager nor a forced seller prepared to sell at any price, nor one prepared to hold out for a price not
considered reasonable in the current market. The willing seller is motivated to sell the property at market terms for the best
price attainable in the (open) market after proper marketing, whatever that price may be. The factual circumstances of the
actual asset owner are not a part of this consideration because the ‘willing seller’ is a hypothetical owner.

‘...In an arms-length transaction...’

Is one between parties who do not have a particular or special relationship (for example, parent and subsidiary companies
or landlord and tenant), which may make the price level uncharacteristic of the market of inflated because of an element of
Special Value. The Market Value transaction is presumed to be between unrelated parties each acting independently.

‘...after proper marketing...’

Means that the asset would be exposed to the market in the most appropriate manner to effect its disposal at the best
price reasonably obtainable in accordance with the Market Value definition. The length of exposure time may vary with
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market conditions, but must be sufficient to allow the asset to be brought to the attention of an adequate number of
potential purchasers. The exposure period occurs prior to the valuation date.

3.2.8. ‘...wherein the parties had each acted knowledgeably and prudently...’

Presumes that both the willing buyer and the willing seller are reasonably informed about the nature and characteristics of
the asset, its actual and potential uses and the state of the market as of the date of valuation. Each is further presumed to
act for self-interest with that knowledge and prudently to seek the best price for their respective positions in the
transaction. Prudence is assessed by referring to the state of the market at the date of valuation, not with benefit of
hindsight at some later date. It is not necessarily imprudent for a seller to sell property in a market with falling prices at a
price, which is lower than previous market levels. In such cases, as is true for other purchase and sale situations in
markets with changing prices, the prudent buyer or seller will act in accordance with the best market information available
at the time.

3.2.9. ‘...and without compulsion...’
Establishes that each party is motivated to undertake the transaction, but neither is forced or unduly coerced to complete
it.

33 Market Value is understood as the value of the asset estimated without regard to costs of sale or purchase, and without
offset for any associated taxes.
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Location Map
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Appendix 6

Extracts from Land Register
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Appendix 8

Calculations



Szuglé Office Building, Budapest, Hungary

Exchange Rates at 31st December 2011 1 HUF = 0,00321 EUR
according to the Hungarian National Bank 1EUR = 1,34850 USD |
1HUF = 0,00415 ush |
1USD = 0,74156 EUR |
Indexation EUR-CPI 3,03%
Indexation US-CPI 3,53%
Indexation Fixed 0,00%
Indexation HUF-CPI 3,85%
Indexation EMRV 2,00%
Gross rental income per annum Valuation date 31/12/2011 Market Value in  EURO
| ¢ 288 788 CF start date 2012.01.01 BE 4300 000|
| Uss 389 430| Exit Yield 8,75%
Market Value in ~ USD
Net rental income per annum Discount Rate 9,75% | US$ 5800 000|
| ¢ 285 900|
| USS 385 536)| Initial Yield 6,70% Value persqm
| ¢ 733
Yield on EMRV 9,81%
Annual EMRV Vacant duration 6 " months
| ¢ 432 882
| USs 583742 Cash flow calculation 10 year(s) Value per sqm
| USs 989
Valuation Currency EURO
Cash Flow calculated monthly
Total Lettable Area 5863,67
Vacant Area 4 325,00
Vacancy 73,76% |

Local Currency HUF



Indexation arking EVRV EVRV Indenation

permonth  perannum Nonh Feqey e  leel  Rae

. 5 £ = % = = =
gt i Ofe<20 B2 D002 | 2EHD ama o, I R I EITE gy ERC
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PlCunpon Ofe>20 A0 D102 | A0D wmwz 4 5 ; - - I 163 Mgy ERC
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Discount rate 9,75%

Monthly discount 0,78%

Year 1 2 3 4 5 6 7 8 9 10

Annual CAPEX (nominal) 351 820

Annual Fit-out (nominal) 48 030

Letting fee 10,00%

Annual Letting Fee (nominal) 458 5207 3390 30 476 1704 2052 0 0 0 0

Monthly CAPEX + Fit-out + Letting (nominal) 33 359 434 283 2540 142 17 0 0 0 0

Year 1

Month 1 2 3 4 5 6 7 8 9 10 1 12
1,0000 0,9923 0,9846 0,9770 0,9695 0,9620 0,9545 0,9472 0,9399 09326 09254 09183

Monthly CAPEX + Fit-out + Letting (nominal) 33 359 33 359 8BI85Y 33 359 33 359 33 359 33 359 33 359 33 359 33359 33359 33359

Monthly CAPEX + Fit-out + Letting (discounted) 33 359 33101 32 846 32 592 32 340 32 091 31843 31597 31353 31111 30870 30632

Annual CAPEX + Fit-out + Letting (discounted) 383 735 4 548 2698 22099 1126 1236 0 0 0 0

Market Value 4300000



Szugld Office Building, Budapest,
Hungary

Cash Flows calculated

All figures shown are annuities

1jan.2012 31.dec.2012 31.dec.2013 31.dec.2014 31.dec.2015 30.dec.2016 30.dec.2017 30.dec.2018 30.dec.2019 29.dec.2020
30.dec.2012 30.dec.2013 30.dec.2014 30.dec.2015 29.dec.2016 29.dec.2017 29.dec.2018 29.dec.2019 28.dec.2020 28.dec.2021
YEAR 1 year 2 year 3year 4 year 5 year 6 year 7 year 8 year 9 year 10 year
TOTAL INCOME 288788 431891 429 940 298 680 421192 434027 448 835 461198 470 422 479 830
EXPENSES % on income
Management fees 0,00%) | 0 0 0 0 0 0 0 0 0 0
Vacancy rate 2,00%| | 0 8638 8599 5974 8424 8681 8977 9224 9408 9597
Unpaid rent 0,00%] | 0 0 0 0 0 0 0 0 0 0
Other non-recoverable costs 1,00% | 2888 4319 4299 2987 4212 4340 4488 4612 4704 4798
Marketing 0,00%) | 0 0 0 0 0 0 0 0 0 0
Property tax 0,00%| | 0 0 0 0 0 0 0 0 0 0
TOTAL EXPENSES 3,00% 2888 12 957 12898 8960 12 636 13021 13 465 13 836 14113 14 395
RUNNING YIELD (Before CAPEX) 6,11% 8,95% 8,91% 6,19% 8,72% 8,99% 9,30% 9,55% 9,74% 9,94%
RUNNING YIELD (After CAPEX) 6,70% 9,82% 9,77% 6,79% 9,57% 9,87% 10,20% 10,48% 10,69% 10,91%
DISCOUNT RATE 9,75%|
NPV NET INCOME PAID IN ADVANCE monthly 270 911 366 068 331767 212 898 269 857 253 543 238733 223 583 207795 193121
(in arrear) 2114332
EXIT YIELD 8,75%
YIELD on EMRV 9,81%
Average YIELD 9,48%|
CAPEX + Fit-out + Letting fees (nominal) Amount | 400 309 5207 3390 30 476 1704 2052 0 0 0 0
CAPEX + Fit-out + Letting fees (discounted) Amount | 383735 4548 2698 22099 1126 1236 0 0 0 0

MARKET VALUE (after capex)

4300 000 |=5YU3e;

€733 / per sqm




EURO EURO EURO EURO
Properties Tenant Period Office (m2) | Parking Rent /month Service |Services/m2| Caution [Contract Date| Floor

Zuglo Infopatika Kft. 2010.06.30 - 2013.06.30 183,02 0 1260 € 688 € 400€ 404483€f 2010.04.21| 1
2uglé NETinfobank Kift. 2010.10.01 - 2013.09.30 97,92 0 123€ 392€ 400€ 2526,00€f 2010.09.16] 1
Zuglo Poli-Computer 2011.03.01 - 2016.03.01 239,65 5 1513 € 890 € 370€ 6009,00€f 2011.02.23| 2
Zuglo IMG Solution Kft. 2011.09.26 - 2012.03.31 46,03 0 285 € 184€ 400€ 1760,00€ 2011.09.22| 4
Zuglo Winform 2010.09.20 - 2017.09.20 195,21 3 1125€ 761 € 390€ 707500€ 2010.09.09| 4
Zuglo Maxaldo Kft. 2010.08.23 - 2014.09.01 140,15 2 1214€ 533€ 380€ 5729,00€f 2010.08.03[ 7
2uglé TransOcean Shipping Ltd | 2012.03.01 - 2014.02.28 63,33 0 506 € 153€ 250€[ 171800€ 7
Zuglo Hasznaltaut Kft. 2011.05.01 - 2014.04.30 285,27 3 1712€ 1141¢€ 400€ 7132,00€f 2011.03.11] 8
2uglé Amarone Kift. 2010.10.01 - 2015.09.30 285,09 1 202€[ 1020¢€ 340€ 8000,00€f 2010.08.13| 9
Zuglé Invitel Zrt. indefinite 0 0 965 € 0 0 0 o 10
Zuglé Pannon GSM indefinite 0 0 517€ 0 0 0 0 10
Zuglo Paiss Vilmos 2010.11.19 0 1 BE 0€ 0,00€] 1562500€ 2010.11.19

1254,73 14 11890€| 5761¢€ 3742300€

25,0% 17651 € Gross

negotiation
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Valuation Report on Andrassy u. 40-42.,.Budapest Hungary

Jones Lang LaSalle Kift.
Central European Estates N. V. Széchenyi tér 7-8., 1051 Budapest
1051 Budapest, Szent Istvan tér 11/b. VIl.floor

Jaroslav Kopac
To the attention of Orly Paran, Managing Director Janos Toth

Tel: +36 1 489 02 02
Fax: +36 1489 02 03

jaroslav.kopac@eu.jll.com
janos.toth@eu.jll.com

6th February 2012
Dear Sir,
VALUATION AND REPORT ON OFFICE BUILDING, LOCATED IN ANDRASSY U. 40-42. H-1061 BUDAPEST, HUNGARY

We have pleasure in reporting to you in accordance with our valuation engagement letter dated January 10 2012
regarding the above property. We understand that the valuation is required for the financial reporting purposes and
auditing purposes of CEE.

We inspected the property on 26t January 2012 and have carried out all the necessary enquiries with regard to rental
and investment value, planning issues and investment considerations.

We have not been instructed to carry out a building survey or environmental risk assessment. We have been provided
with floor areas by CEE and have assumed that these have been prepared in accordance with the Royal Institution of
Chartered Surveyors (RICS) Code of Measuring Practice (7t Edition).

Basis of Valuation

Our Valuation has been prepared in accordance with the RICS Valuation Standards - Global (7t Edition). The basis of
valuation is the Market Value of the property, as at the date of valuation, defined by the RICS as:

“The estimated amount for which a property should exchange on the date of valuation between a willing buyer and a
willing seller in an arm's-length transaction after proper marketing wherein the parties had each acted knowledgeably,
prudently and without compulsion.”

The full interpretive commentary on this definition is attached at Appendix 3. The report is subject to, and should be read

in conjunction with, the attached General Terms and Conditions of Business and our General Principles Adopted in the
Preparation of Valuations and Reports, which are attached in the Appendices 1 and 2.

COPYRIGHT © JONES LANG LASALLE IP, INC. 2012. All Rights Reserved



Valuation Report on Andrassy u. 40-42.,.Budapest Hungary

Having regard to the contents of this Report, we are of the opinion that the Market Value of the Office Building located at
Andrassy u. 40-42. H-1061 Budapest, Hungary subject to the assumptions outlined in the following Report, as at 31t
December 2011, was in the region of;

MARKET VALUE OF THE PROPERTY
€ 5,000,000
( Five Million Euros)

Market Value of the subject property as of 31st December 2011 was HUF 1,555,000,000 (One Billion Five Hundred and
Fifty Five Million Forints)

No allowance has been made for any expenses of realization or for taxation, which might arise in the event of a disposal.
The property is considered as if free and clear of all mortgages or other charges, which may be secured thereon.

We have not made any deductions for purchaser’s or vendor’s legal or agents’ fees, associated within a purchase or
sale, nor have we taken account of any capital gains or other taxes that either party might have to pay as a result of such
a transaction.

The property is considered as if free and clear of all mortgages or other charges which may be secured thereon.
Transaction costs typically comprise the following:

Transfer tax (4% for commercial property up to value of approx. € 3.7 mil., 2% for properties with value
above € 3.7 mil., with cap of € 750,000 (value of € 37 mil.) (paid by buyer), applicable in case of both asset
and share deal, share deal defined as purchase of more than 75% of shares of Property SPV (more than
75% of the SPV value derived from real estate);

Court registration fees: vary according to transaction price;

Notarial fees vary according to transaction price;

VAT at 25% on buildings and land; (as of 1st of January 2012 it is increased to 27%)
Agent’s fees at 1-2% of purchase price plus VAT.

This Report on Property, has been prepared for and only for CEE N.V. for the purposes of assisting to value the
property as at 31t December 2011 on the basis of Market Value and for no other purpose. To the fullest extent
permitted by law, we do not accept or assume responsibility or liability in respect of the whole or any part of the report or
valuation for any other purpose or to any other person or entity to whom the report or valuation is shown or disclosed or
into whose hands it may come, whether published with our consent or otherwise, except where expressly agreed by our
prior consent in writing.

Finally, and in accordance with our normal practice we confirm that this report is confidential to the party to whom it is
addressed for the specific purpose to which it refers. No responsibility whatsoever is accepted to any third party and
neither the whole of the report, nor any part, nor references thereto, may be published in any document, statement or
circular, nor in any communication with third parties without our prior written approval of the form and context in which it
is to appear.

COPYRIGHT © JONES LANG LASALLE IP, INC. 2012. All Rights Reserved



Valuation Report on Andrassy u. 40-42.,.Budapest Hungary

Yours faithfully,

T

Jaroslav Kopac MRICS Janos Téth
Head of Valuation Hungary Senior Valuer
Jones Lang LaSalle Kit. Jones Lang LaSalle Kit.
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Valuation Report on Andrassy u. 40-42.,.Budapest Hungary

1 Executive Summary

Address Andrassy u.40-42., 1061 Budapest, Hungary

Location The subject facility is located in Pest in the VIth. District, called Terézvaros.
The District is traditionally middle-class residential area, on 2.3 km2, with a
population of 42,000 people. The subject site is by elegant Andrassy u.,
between Oktogon and the Opera. Andrassy 0t is 2.3 km Long Boulevard
between Deak tér and Heroes’ Square. Together with Heroes’ Square,
Andrassy ut was elected to World Heritage in 2002. The property is also
near to busy Teréz /Erzsébet krt. as well. The subject property has efficient
access to downtown and outer areas of Pest as well, via the main arterial
roads like: Andrassy Ut or Teréz/Erzsébet krt. The subject property is in a
well-established and high-prestige residential and retail area. Major fashion
brands like Gucci, Roberto Cavalli and Louis Vuitton are within a walking
distance from the valued real-estate.

Description The building was built in the years of 1870/1880, and in 2000 was totally
refurbished. Access to the property can be gained either from Oktogon, or
from Deak tér, along Andrassy Ut. The subject property is easily accessible
both by public and private transportation. The sites are surrounded by
buildings of similar neo-classical style. The subject property is in a block
surrounded by: Andréssy, Nagymez6, Mozsar u. and Jokai tér. The
property is opposite the newly refurbished Divatcsarnok/Paris Big Dept.
Store by Orco.

The building was built in the years of 1870’s and was refurbished entirely
in 2000. The neo-classical style mansion was designed by Ybl Miklés. The
building is a twin building, consists of a 5 storey above ground building with
cellar and pitched roof. The building has an underground level of 492 m?
for storages and machinery. The building is 492+2,854 m?, altogether
3,346 m? consisting of ground floor, 3 levels and an attic level. On the
street front of the ground floor, there are two retail units with additional

COPYRIGHT © JONES LANG LASALLE IP, INC. 2012. All Rights Reserved 2
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levels in the basement and on the first floor as well. The rentable retail
area is 583 m?2, the average floor plan is between 549 - 589 m2. The
internal height of the offices is 3 - 3.2 m on average, as for the ground floor
retail areas, the internal height is 4.1 m. The building has a massive
structure of thick brick walls. The street fagade is nicely decorated with
ornaments of classical style. The pitched roof is covered by tiles. The
partitioning is plaster board, the vertical traffic is provided by 2 nicely
designed staircases and 1 elevator for 3 persons. The office areas are
arranged by central corridors. The toilets and kitchenettes are situated at
the ends of each floor. The common areas, the water blocks are covered
by GRES, the office areas are covered by carpets. The inner walls are
painted and covered by wallpaper. Smoke-detectors are provided.

The natural light is acceptable throughout the whole building.

Accomodation The property provides the following accommodation:

Table 1. Sample Property accommodation schedule

Gross

Accommodation Share Rentable

Area (sqm
Office 74.8% 2,070
Retail 21.0% 583
Storage 4.0% 113
Total 100% 2,766

Source: CEE
Tenure We have been supplied with a copy of the extract from Cadastral Land

Register of Title List N°29068 and 29069 cadastral district no. 2. of
Budapest, dated 24t January 2012 confirming the interest of Andrassy-
Viola Kit. over the subject property. The document identifies the sites
comprising a total area of 854 sq m.

Tenancy At the date of valuation the property was 40.0% occupied and leased to 2
tenants. The weighted average unexpired lease term within the subject

property is approximately 6.21 years.

The current rental income from the property is equal to € 197,048 per
annum.

Gross Rental Income in Year 1 € 342,207
Estimated Market Rental Value €475,425 pa.
Key DCF Assumptions We have applied exit yield of 8.5%
Based on the property’s location, projected achievable rental income

stream and its position in the market we have applied a discount rate of
9.5% showing a net initial yield of 6.82%, in the following years yields stay

COPYRIGHT © JONES LANG LASALLE IP, INC. 2012. All Rights Reserved 3
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between 6.49% and 10.60%.

Valuation at 31t December 2011  Having regard to the contents of this Report, we are of the opinion that the
Market Value of the Office Building in Budapest, Hungary subject to the
assumptions outlined in the following Report, as at 31" December 2011,
was in the region of:

MARKET VALUE OF PROPERTY
€5,000,000
(Five Million Euros)

COPYRIGHT © JONES LANG LASALLE IP, INC. 2012. All Rights Reserved
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2

2.1

Location

Macro Location

The subject property is located in Budapest, the capital of Hungary, a landlocked country strategically situated in
central Europe. The country has made strong progress over the last 10 years culminating in Hungary's
accession to the EU in May 2004. The country is bounded by Croatia and Serbia to the south, Austria and
Slovenia to the west, Slovakia to the north, Ukraine to the north-east and Romania to the south-east.

The map below shows the location of Budapest in national context of Hungary.

Map 1: Location of Budapest in national context of Hungary

SLOVAKIA

Hungary’s domestic market is the third-largest in Central Eastern Europe in US dollar terms (after Poland and
the Czech Republic). Hungary is also one of the region's most open economies, with significant sectors now tied
closely to Western Europe via trade and foreign investment. Given its high exposure to EU markets, the strength
of EU demand has a clear impact on the economy.

Foreign direct investment (FDI) has played a significant role in modernising production and redirecting trade
from east to west, in large part thanks to an aggressive privatisation policy in the mid-1990s. The vast majority of
the telecommunications, banking, utilities, manufacturing and television sectors are now in private hands, and
the private sector accounts for about 80% of GDP, one of the highest shares in the region.

Hungary has rapidly become a service-focused economy, like its fellow EU states. Budapest is the
administrative and business focus of Hungary with a population of approximately 1.7 million, and is one of the
most attractive financial and commercial centres in the Central Eastern European region with a relatively low
level of unemployment. Due to its proximity to Western Europe and enormous market and workforce potential
driven by the full EU membership, it offers an attractive business environment with a full range of modern
business services and well-trained professionals familiar with Western standards.
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2.2

The major economic indicators for Budapest are as follows:

Table 2: Budapest indicators

. . Unemployment Economic Average Gross Monthly
elly] RERla Rate SIS Salary (HUF)
Budapest 1733685 6.6%* 413,000 211,400

Budapest is in north-central Hungary, some 250km southeast of Vienna. The focal point is the Danube River,
which bisects the city into two distinct parts: Buda and Pest. Sample Property is situated on the Buda side on Y
Road, in the 11t administrative district of the City.

Micro Location

Offices along Andrassy Ut have a special feature of being nicely refurbished old palaces which were built at the
end of the XIX.century in a classical / neorenessaince style of architect. The size of these palaces is between
1,500 — 8,000 sq m in general, offering high ceiling office accommodation in a historical environment. The
offices are benefiting from the unique location of Andrassy Ut, which is a real boulevard of Budapest. The 2.3 km
long boulevard became a member of World Heritage in 2002. The first underground line of the Continent built in
1896, has a line under the Andrassy ut, enhancing the historic atmosphere of the area.

The following refurbished A class office accommodations are situated along Andrassy Ut, near to the subject
palace, between Oktogon and Hero’s Square: Andrassy u. 100. Office was built in 1890 offers 6,000 sq m office
space and 124 units of car-parking. The rental fee is between: EUR 12.0 — 12.5 / sq m/month. In the Andrassy
u. 70. Office of 3,300 sq m office area with 14 units of car-parking, offices are available for EUR 13.70 / sq
m/month. Andrassy Palace Office Building in Andrassy u. 62., was built in 1880, and was refurbished in 1989
offering 1,500 sq m office solution for EUR 10.0 - 16.0/ sq m/month without in-house parking.

A location plan is attached in the Appendix 4 to this report.
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3.1

3.2

3.3

Description

Site
Characteristics

The subject sites are located in the 6™ district. They are flat and regular rectangular shape and extends to 854
mZ. The site consists of two plos: plot n® 29068 and plot n° 29069.

The subject Property benefits from excellent visibility from Andrassy u.
A site map is attached in Appendix 5 of this Report.
Access

The subject property is easily accessible both by public and private transportation. The facility is easy to access
by car from all directions of the city from Andrassy Ut, or Teréz/Erzsébet krt., by public transportation, the easiest
way to take metro line 1. up to Oktogon or Opera terminal, or to take trolley-bus no: 70 or 78.

Services

We understand that the subject property has all the main services including: water, sewage, electricity, gas and
telephone.

Property Description, Construction and Condition

The building was built in the years of 1870's and was refurbished entirely in 2000. The neo-classical style
mansion was designed by Ybl Miklés. The building is a twin building, consists of a 5 storey above ground
building with cellar and pitched roof. The building has an underground level of 492 m2 for storages and
machinery. The building is 492+2,854 m2, altogether 3,346 m2 consisting of ground floor, 3 levels and an attic
level. On the street front of the ground floor, there are two retail units with additional levels in the basement and
on the first floor as well. The rentable retail area is 583 m2, the average floor plan is between 549 - 589 m2.
The internal height of the offices is 3 - 3.2 m on average, as for the ground floor retail areas, the internal height is
41 m.

CONSTRUCTION

The building was built by the traditional construction meterials of its age. The building is brick-built. The vertical
traffic is provided by 2 nicely designed staircases and 1 elevator for 3 persons. The office areas are arranged by
central corridors. The toilets and kitchenettes are situated at the ends of each floor. Smoke-detectors are
provided.

External Facade

The street fagade is nicely decorated with ornaments of classical style. The pitched roof is covered by tiles. The
partitioning is plaster board, the vertical traffic is The windows are openable and with traditional wood frames
and equipped with insulation.
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3.4

Walls

The building has a massive structure of thick brick walls. The partitioning is plasterboard. The inner walls are
painted and covered by wallpaper.

Floors

The common areas, the water blocks are covered by GRES, the office areas are covered by carpets. The inner
walls are painted and covered by wallpaper.

The building is principally fitted out to an ‘A’ class standard and also it has high quality, environment friendly
building specification is as follows:

Office fit out:

-Partly provided suspended ceiling

e -carpet floor covering
o -wall paper
¢ -fan coil heating/cooling

e -computer connections

Condition
The property, where inspected, is presented to a satisfactory standard.

Photographs taken on the date of inspection are included within the Appendix 7 of this report.

Soil Conditions and Contamination

We understand that the subject building does not have any negative impact on the environment, humans or
surrounding buildings. It has been built using materials that do not have any deleterious effect on the natural
environment or human health.

Additionally we are not aware of the content of any environmental audit or other environmental investigation or
report which may have been carried out on the property, and which may draw attention to the existence or
possibility of any contamination. The property has been assessed on the basis of no actual or potential
contamination and that the building is fit for its intended usage.
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4.2

4.3

Legal

Tenure

We understand that company Andrassy-Viola Kft. holds the Right of Freehold over the subject property
registered in Cadastral Land Register (Budapest 2. sz. Kdrzeti Foldhivatal) as detailed in the table below.

Table 4: Plots of land schedule

Area
No.  Plot no. Use

(sgm) Owner
1 29068  Office Building 422 z
2 29069  Office Building 432 s%:
28
s
Total 854 <
o
)

Source: Extract from Cadastral Register, dated 24t January 2012
Title No.

We have been supplied with a copy of the extract from Cadastral Land Register of Title List N°29068 and
N°29069 of cadastral district of no. 2. Budapest, dated 24t January 2012 confirming the interest of Andrassy-
Viola Kft. over the subject property. These documents identify the sites have a a total area of 854 sq m.

The cadastral extract records a mortgage in the amount of € 10,500,000 in favour of CIB Bank, who esatblished
a buying option on the property up to January 10 2016 as well.

BC TP Kit. established a right of sale with ownership reserve on the subject as well.

For the purpose of this valuation we have assumed that all the loans were repaid and settled as of the date of
valuation and all the rights of ways are fully transferable to any other successive owner and have no financial
obligations.

Planning

The property lies in an area administered by the Municipality of District VI. We understand the area is regulated
by the 321/2011. (111.23.) Zoning Restriction of the Metropolitan Municipality, which is the local zoning plan. The
subject property is situated in the VK-VI-R. Building Restriction which has the following development
parameters:
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Table 5: Summary of Zoning Plan (VK-VI-R)

Building Plot Building

Smallest Land Parcel Maximum Allowed Minimum  Minimum Maximum
Allowed Mandatory Mandatory Allowed

Floor Area Built in Green , o
ratio (sgm/ Ratio Below Surface aiEl Of(tr?:)e Building
sq m) Ground (%) Ratio (%)

800 80 55 90 10 16 25
Source: 51/2005. (X1.23.) Zoning Restriction of Local Municipality

Built in

Size (sq m) Ratio (%)

44  Tenancy
We have been provided with the tenancy schedule dated December 2011 by CEE for the subject property and
we understand that the subject building provides 2,766 sq m of total gross lettable area, including 2,070 sq m of
office space, 583 sq m of retail area, 113 sq m of storage area. The property does not provide in-house,
accommodation for parking.
At the date of valuation the property was 40.0% occupied and leased to 2 office tenants, who are leasing
storages as well. The weighted average unexpired lease term within the subject property is approximately 6.21
years.

The current rental income from the property is equal to € 197,232 per annum. The EMRYV from vacant areas
equals to € 278,376 per annum.

The Estimated Market Rental Value (*EMRV”) from the whole property is equal to € 475,425 per annum.
According to the provided information the rents are generally subject to the annual indexation. The lease
agreements are indexed annually according to Eurozone CPI. The rents are denominated in EUR. The rents
are paid monthly.

The tenants signed the lease agreement for a definite time period.

The rents do not include service charges which are paid separately.

The detailed tenancy schedule can be found in the Appendix 8 to this report.

Below we summarise the main provisions of a standard lease agreement for the subject Property:

Landlord Andrassy Viola Kit.
Tenant CIB Bank
Lease Term The lease has been granted and accepted for a definite period of 10 years

commencing on March 29, 2010.
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Option to Extend

Base/Current Rent

Indexation

Service Charge

Bank Guarantee &
Guarantee Deposit

Property Taxes

Insurance

Termination

Repairs

Alienation

Alterations

Provided that the tenant has not breached any of its material obligations under the
Lease or applicable laws, the tenant may claim to extend the Lease under the terms
agreed and to do so only one time and just for additional period of either five (5) or
three (3) years upon its discretion commencing on the first date after the last date of
the original Lease.

Table 6: Current Rent

Use Lettable Area Parking Rent

sg m Places EUR/sg m p.m.
Retail 995.25 40.00
Storage 113.57 3.00

With effect from 1st January 2011 and each year thereafter. Harmonised Index of
Consumer Prices of the European Union (Euro Zone), published by Eurostat.

4.00 Euro/ sq m/ month.

Guarantee deposit guaranteeing financial obligations of the tenant under the lease in
the amount of € 25,307

The tenant shall pay all taxes, levies, administrative charges, fees and similar sums
pertaining to its use and occupation of the leased premises, provided that the tenant
shall not be obliged to bear the cost of levies, taxes, charges payable by the landlord
on the rent received.

The tenant undertakes to obtain and keep in force during the term of the lease at its
own expense adequate civil liability insurance against third party claims arising from
physical injury and property loss or damage in the leased premises and insurance
against damage and loss of all property in the leased premises including all
landlords moveable fixtures and lettings and adequate business interruption
insurance.

The Lease may only be terminated by notice give under the conditions set out in the
Lease.

The tenant undertakes at its own expense to maintain the leased premises in good
order and to keep the car parking spaces in good order and free from rubbish. The
tenant shall also be responsible for maintenance and repair of the interior of the
leased premises, the fit out works, the tenant's own works and all other additions,
modifications or improvements made to the leased premises by the tenant.

The tenant may not assign or sub-let the leased premises without the prior written
consent of the landlord excluding exceptions stated in the lease.

The tenant shall not carry out any alterations, modification or improvements to the
leased premises without the prior written approval of the landlord.
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Delivery The tenant shall deliver possession of the leased premises to the landlord in such
state of repair and condition, and complete with all such fixtures, fittings and other
items as is consistent with the full performance by the tenant of all its obligations
under the lease.

Other restrictions Subject always to the landlord’s right to require the tenant to remove alterations at
the end of the lease term in accordance with the conditions provided in the lease.

A detailed tenancy schedule can be found in the Appendix 8 to this report.
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5 Market Commentary

51  Hungarian Economy Key Macro-Economic Indicators

Key Macro-Economic Indicators: 2008-2014 2008 2009 2010  2011F = 2012F = 2013F

Real GDP (% change) 0.6 6.5 1.1 15 -0.8 21 34
Real Consumer Spending (% change) -0.2 5.7 2.7 0.1 2.7 3.0 42
Real Imports of Goods and Services (% change) 55 -14.8 12.8 5.9 -2.8 25 4.4
Real Exports of Goods and Services (% change) 5.7 -10.2 14.3 9.0 0.6 3.7 4.6
Industrial Production Index (% change) -0.1 -17.6 10.5 53 3.0 44 5.0
Consumer Price Index (% change) 6.1 42 4.9 41 48 2.3 3.2
Policy Interest Rate (%) 10.0 6.25 5.75 7.0 7.75 6.0 5.25
Population (mil.) 10.02 10.0 9.98 9.97 9.95 9.93 9.92
Unemployment Rate (%) 7.8 10.0 11.2 10.9 11.0 10.9 10.8
Current Account Balance (% of GDP) 7.3 -0.1 1.1 14 1.5 1.8 1.5
Exchange Rate (LCU/US$, end of period) 187.91 188.07 208.65 240.68 243.08 233.64 228.06
Exchange Rate (LCU/Euro, end of period) 261.53 270.92 278.79 312.93 320.85 320.10 321.57

General overview

The open Hungarian economy is largely exposed to deteriorations in the economic and financial conditions in the
Eurozone. This comes from its relatively high levels of public and external debt, financing ratios, sizeable stock
of portfolio investment, Swiss franc-denominated mortgage debt and a mainly Western European-owned banking
sector. Due to the high debt levels, weak growth prospects and uncertainty about the country's ability to meet
fiscal goals, Moody’s decided to lower Hungary's debt rating from investment grade to speculative in November.
Default insurance costs of the country’s sovereign debt rapidly surged to a record high and the government
announced its outline for a new economic growth plan and acquire a financial safety net from the IMF based on a
precautionary agreement. In the wake of the downgrade the Hungarian Monetary Council raised the key rate by
50 bps to 6.50% to defend the currency and limit capital flight, which was according to market expectations.

In December, the government recalculated the 2012 budget, as weaker growth forecasts and devaluing HUF put
a HUF 320 billion dent in the budget. To reach the 2.5% of GDP deficit target with a GDP growth at 0.5% for
2012 and a weaker HUF, the government decided to use HUF 200 billion from the national protection reserves,
HUF 120 billion from further contributions of citizens who remained in the private pension funds and another
HUF 20 billion from higher excise tax on tobacco products.

The national development minister submitted his resignation to focus on talks with the IMF and the EU in the
hope of reaching an agreement by mid January. Informal talks between the delegations broke down in mid
December after the Parliament scheduled to debate a bill on the new Central Bank Act which aimed to give the
central bank more rate-setters, a third deputy governor and require the board of directors to submit their
agenda to the government. The bill was passed at the end of December and although several changes were
applied to please the European Central Bank it made communication with the IMF bitter. The NBH hiked the
base rate up to 7% at the end of December while the next rate settling meeting is scheduled for 24t January. A
further increase of 50bps is expected in an attempt to strengthen the Forint until the government secures an
IMF/EU safety net.

By mid-January both S&P and Fitch downgraded the country, reflecting on the problematic situation with the
IMF, the EU and the deterioration in the country’s fiscal and external financing environment and growth
outlook. Informal talks with the IMF continued and it became clear that the country can only obtain a stand-by-
agreement instead of a precautionary one and only in case it shows a strong commitment to engage on all the
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policy issues that are relevant to macroeconomic stability. The communication between Hungary and the IMF/
EU is changing remarkably as the government finally started to show signs of its willingness to change the
criticised laws. IMF representatives also commented on the discussions as being “useful” and due to the
easing tensions, the HUF started to strengthen back.

Statistical figures

The global economic boom considerably lost impetus to date in 2011. Developed countries are forecast to
increase their economic performance this year by 1.6% on average, while developing and emerging states by
6.4%. A more dynamic growth in case of developed national economies is prevented by adjustments needed
because of problems on labour markets and fiscal disequilibria (high budget deficits and indebtedness). The
growth of the economic performance of the United States was slowing down to date in the year. The GDP
became 1.8% higher on average in the first three quarters of the year. In addition to expenditures on
consumption exports contributed to the expansion of the northern America economy. In the region of Asia the
gross domestic product of Japan was declining from the beginning of the year, the performance decreasing by
0.8% in January-September 2010. The economy of China grew by 9.4%in the first three quarters of the year,
though the rate of increase was gradually losing momentum. Despite the slowdown the economy of the
European Union (EU-27) increased by 1.8% on average in the 1st-3rd quarters of 2011 compared to the
corresponding period of the previous year. The engine of growth remained Germany (3.4%), although the rate of
its expansion fell significantly. In the euro zone a 1.8% growth was recorded in the first three quarters. Similarly
to the majority of developed countries the economic growth of Hungary also lost impetus. The gross domestic
product of Hungary increased by 1.4% in quarter 3 of 2011 and by 1.8% in the first three quarters of 2011
compared to the same period of the previous year. According to seasonally and calendar-adjusted data, used for
international comparisons, the rate of increase was 1.7% compared to January-September 2010, which put
Hungary in the middle of the ranking of Euro .

Although the external boom becoming less favourable was reflected by the external trade performance of
Hungary, too, on the expenditure side external trade is still the only factor of growth for the Hungarian economy.
In the first three quarters of 2011 the volume of exports and imports — along with a continuous deceleration
measured within the period — rose by 10% and 7.7% respectively. In the first nine months a surplus of HUF 1754
billion was generated on external trade, which was equal to 8.6% of gross domestic product. In January-
September the exports and imports at constant prices of external trade in goods, accounting for the majority of
international trade, rose by 12% and 8.7% respectively. In the field of services exports and imports also
expanded, by 4.4% and 1.7% respectively. Domestic demand did not start to recover: in the period of January—
September a decrease of 1.0% occurred in domestic use as a consequence of the stagnation of actual final
consumption and a significant fall of gross fixed capital formation. Actual final consumption, representing more
than eight-tenths of domestic use, essentially stagnated on average in the first three quarters (- 0.1%). Within
this the actual final consumption of households hardly changed as well (+0.1%), while the volume of actual final
consumption of government, accounting for about one-eighth of actual final consumption, decreased by 1.4%.

Household final consumption expenditure was essentially unchanged in the first nine months of 2011 (-0.1%)
compared to the corresponding period of the previous year. In effect, final consumption expenditure was not
affected by the payment of real returns by private pension funds in August. However, the volume of social
transfers in kind — from the government and the non-profit institutions serving households - to households
increased by 0.9%. The volume of gross fixed capital formation was 6.4% lower in the first nine months this year
than one year before, and the decreasing trend was further strengthened by a fall of 8.6% in the 3rd quarter. Al
this considerably lowered the expansion of economic performance. According to investment statistics
investments in the national economy, accounting for the overwhelming part of gross fixed capital formation, were
down by 5.4% in quarter 3 and by 4.5% in the first nine months. In January—September construction investments
were significantly (15%) lower than one year earlier, while investments in machinery and equipment rose (by
10%). The output of investments was lowered in the majority of industries. As dwelling constructions went on
decreasing investments in real estate activities were 22% less than in the same period of the previous year. In
case of transportation and storage a fall of 23% was recorded, since investments were completed in several
transport branches. Out of industries having relatively large weight a considerable rise occurred only in
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manufacturing (28%), within which volume increases were observed for the majority of branches as well.
Primarily individual large investments showed substantial growths in a few industries of relatively low weight; in
mining and quarrying (33%) and in human health and social work activities (44%). Additional rises were
measured in scientific and technical activities (12%) and in agriculture (4.3%). The stock of inventories in the 3rd
quarter increased by HUF 175 billion at current prices, however, the change of inventories had a negative impact
on economic expansion for the first time after six consecutive quarters. In quarters 1-3 the level of inventories
rose by HUF 250 billion. In January-September 2011 the performance of the Hungarian economy from
production (output) side was influenced by the continuously decelerating industry as well as agriculture. The
performance of agriculture rose by 27% over nine months, within which very significantly, too, by 29% in the 3rd
quarter. The considerable volume increase in the branch was caused by improving vyields. In January-
September 2011 the gross value added by industry grew by 6.8%, mainly as a consequence of the expansion of
manufacturing by 8.1%, thus contributing significantly to GDP growth. In quarter 3 the slowdown of the
performance, lasting for a year, continued. The volume of industry rose by 3.5%, while that of manufacturing by
4.6%. The slowdown was due to the high base as well as the deceleration of external demand. The performance
of export-oriented enterprises continues to be considered as the engine of industrial production. Among
manufacturing branches production increased considerably in the manufacture of transport equipment, basic
metals and fabricated metal products as well as machinery and equipment n.e.c. and in textile industry.

According to the latest available data broken down by branches, the volume of industrial production in October —
along with deteriorating external conditions of recovery and the high base registered one year before — increased
by 3.0% compared to the corresponding period last year. Exports were up by 1.0%, while domestic sales fell by
6.3%. In the first ten months of the year the volume of production was 5.8% higher than one year earlier, with an
8.1% expansion of sales on external markets and a 5.3% decrease of domestic sales. Among the sections of
industry the volume of production in manufacturing in January-October grew by 6.2%, while the output of the
energy sector diminished by 1.4%. The volume of production in mining, having small weight in production, was
13.2% higher than in the same period of the previous year.

The forint price level of external trade grew by 1.5% in exports and by 2.7% in imports in January—September, so
the terms of trade deteriorated by 1.2%. Our national currency strengthened over a year by 2.4% against the
major currencies in the first nine months of the year, within which revaluations of 1.4% and 7.9% were measured
against the EUR and the USD respectively.

In the period of August-October 2011 and considering the 15-64 year-old population 36 thousand more people
were working than one year earlier. The number of employed persons came to 3 million 828 thousand, which
was 0.9% higher than in August-October 2010. The employment rate of 56.6% calculated for this age group was
0.6 percentage point higher than in the corresponding period of the previous year.

According to the latest staff number data of institutional labour statistics there were 2 million 693 thousand
employees in the observed group of organizations in the national economy in the period of January-October
2011, 6 thousand (0.2%) less than one year before, which means a practically unchanged level. In the first four
months within the period somewhat more people were working, while in the months of May—October slight
decreases were observed in the staff number. In the different areas of the national economy trends of opposite
direction continued to be recorded.

In the first ten months of the year average gross earnings — based on accounting records — were HUF 209 900,
4.6% higher in nominal terms than one year before. The monthly average amount of net earnings equalled HUF
139,200, which was 5.8% higher than in January—October 2010. Net earnings were HUF 142,200 at enterprises,
HUF 133,200 in the public sector and HUF 124,600 in the non-profit sector. Relatively significant, 7.4% and 8.1%
increases were recorded in earnings in the private and the non-profit sectors respectively, while a more modest,
1.3% rise was observed in the public sector.

The rate of increase of consumer prices — because of the substantial price rises of motor fuels as well as

electricity, gas and other fuels — accelerated further, so prices increased by 4.3% in November compared to the
same month of the previous year. The price rise in January-November was 3.9% on average.
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5.2

The consolidated, cash-based deficit of the general government (without local governments) — according to
preliminary data of the Ministry for National Economy — was HUF 1248 billion in the period of January-
November 2011, HUF 57 billion less than in the same period of the previous year. The revenue of the general
government amounted to over HUF 11.9 trillion, its expenditure to HUF 13.2 trillion, which was 3.5% and 2.7%
more respectively than one year before. The purchase of a parcel of MOL shares increased expenditures by
some HUF 500 billion, while the revenue from the Pension Reform and Debt Reduction Fund, received during
the months of October and November and amounting in total to about HUF 420 billion, raised the level of
revenues. Among the sub-systems the balance of the central government shows a deficit of HUF 1296 billion
following a deterioration of HUF 14 billion. Improvement was recorded in case of social security funds: the deficit
of HUF 30 billion was HUF 71 billion less than in the same period last year. A surplus of HUF 79 billion was
measured for extra-budgetary funds, the same amount as in January—-November 2010.

Budapest Office Market Overview
Stock and Supply

At Q4 2011 the Budapest modern office stock consisted of 3,158,900 sq m modern Grade ‘A’ and ‘B’ office
space. During the last 5 years the market saw a significant increase in the volume of supply as several new
projects have been completed, but it is important to mention that due to the strickt financing conditions and the
uncertain market environment the volume of speculative developments show a significant fall compared to
years such as 2008 and 2009.

In 2011, a total of 87,425 sq m new office space was completed, which is the lowest annual volume of the past 7
years. Only six new office buildings were completed, out of which one was an owner occupied development.
The new buildings of K&H Bank; Millennium H (11,980 sq m) and Millennium K (38,900 sq m) were handed over
in Pest Central South submarket while Laurus office building (14,016 sq m) and the office component of KOKI
Terminal ( 6,325 sq m) were added to the stock of the Pest Non Central submarket. All four buildings were
completed in Q4 2011. Additionally two other developments were completed at the first half of 2011: Calasanz
Downtown Offices in the CBD on 1,700 sq m and Officium, the office component of Akadémia Park development
on 14,500 sq m in Buda North. The average vacancy of the buildings completed in 2011 was 15.7% at
completion which clearly shows the trend that developers are not willing to start new constructions on a purely
speculative basis anymore.

Map 1: Budapest Submarket Map

Buda North
Buda Central
Periphery
Buda South

W Vaci Corridor

W CBD
PC North

B PC South

B Pest Non-Central

COPYRIGHT © JONES LANG LASALLE IP, INC. 2012. All Rights Reserved 16



Valuation Report on Andrassy u. 40-42.,.Budapest Hungary

Source: Jones Lang LaSalle 2011

Table 1: Office Completions in 2011

Building name Size (sq m)
CDO 1700 Q12011 speculative
Officium 14500 Q22011 speculative
Millennium K 38 900 Q4 2011 Owner occupied
Millennium H 11984 Q4 2011 speculative

Laurus 14 016 Q4 2011 speculative

KOKI 6 325 Q4 2011 speculative

Source: Jones Lang LaSalle Q4 2011

Looking ahead there is a very limited pipeline, hence annual volume of new completions will reach a historic low
in 2012. We expect only 35,500 sq m new office space to be handed over in three buildings, all of them being
speculative projects. That said the completion of these project might be postponed further to 2013 as they did
not manage to secure any pre-leases so far making construction works and further financing problematic. At the
moment we expect the following projects to be handed over: V 67 in Vaci Corridor by Spanish developers on
2,200 sq m (H1 2012), Green House by Skanska on 17,800 sq m in H2 2012 and Vaci Greens by Atenor on
15,500 sq m in H2 2012. Completion of the latest project is highly questionable as construction works have
been pending since year end 2011.

There are three offices in the pipeline to be handed over between 2013 and 2014 amounting to 53,000 sq m: the
third phase of Office Garden on nearly 18,500 sq m, the new KPMG headquarter on 20,500 sq m by Futureal,
and the prestigious Eiffel Palace 14,000 sq m in the CBD which will serve as PWC'’s new headquarter upon
completion. Neither of these developments started yet.

Table 2: Future Supply 2012-2014

Refurbishment

Building name Size (sq m) Year | Quarter or new
development

Green House 17 800 2012 Q4 New speculative
Vaci Greens A 15 500 2012 Q4 New speculative
V67 2 200 2012 Q2 new speculative
Office Garden Phase Il 18 513 2013 H2 New speculative
Eiffel Palace 14 000 2014 Q1 New 64% prelet
K4 20 500 2014 Q1 New 50% prelet

Source: Jones Lang LaSalle Research Q4 2011

Table 3: Office completions in 2011 by Submarkets

Submarket i')z e (s Percentage
CBD 1,700 1.9%
Pest Central South 50,880 58.2%
Pest Non-Central 20,340 23.3%
Buda North 14,500 16.6%

Source: Jones Lang LaSalle Q4 2011
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Graph 1: Office Completion Levels and Future Supply
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Demand / Take-up

In 2010 total demand reached 306,650 sq m out of which 34.9% were lease renewals. Net take-up (including
new leases, expansions and pre-leases) represented 58.8% of the total demand and 6.3% was owner occupied
office occupancy. However the total demand slightly decreased compared to the previous year, the ratio of new
lease transactions versus renewals remained stable. In 2009 total demand reached 373,150 sq m out of which
renewals amounted to 121,620 sq m. apart of the large share of renewals there were several BTS transaction in
2009 as well which represented 78,700 sq m altogether.

Pre-lease activity within the market was low until 2008 (around 25,000 sq m per year) but in 2008 and 2009 the
market saw more significant pre-lease activity with 82,572 sq m and 52,181 sq m respectively per year. This
trend stopped in 2010 and pre-leases practically disappeared from the market as we registered only 7,468 sq m
of pre-lease activity. In 2010 only GTC Metro has managed to secure 100% tenancy before its completion but
this pre-lease agreement was signed in 2009.

The most significant office transaction was the move of Allianz Insurance into their new 17,202 sq m in owner
occupied office at K3. The three largest speculative transactions were all lease renewals: Ericsson in Science
Park (12,829 sq m), Sanoma in Szépvolgyi Office Park (8,500 sq m) and SAP in Graphisoft Park (8,500 sq m). A
total of 483 leasing transactions were closed throughout the year with an average size of 635 sq m.

Involvement of tenant representation agencies gains increasing importance by large occupiers as many future
office projects are offered for pre-lease and/or built-to-suit HQ. Tenants can now achieve favourable conditions

and rents with the experience of a professional advisor.

According to market expectations demand strengthened in 2011 on 2010. Gross take-up reached 394,650 sq m
which is a massive increase of 28.7% year on year . Net take up was also above the 2010 level. The volume of
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new transactions, expansions, preleases and owner occupation reached 242,226 sq m which indicates an
increase of 21.6% year on year, again a positive trend in terms of demand.

The composition of the annual demand shows that renewals represented a high share in 2011, similarly to 2010
and 2009. Lease renewals had a share of 38.6% almost the same ratio as new leases with 38.8%. Expansions
represented 16.2% while preleases 5.8%. There was only one owner occupation accounting for a mere 0.6%.
The largest transactions were new leases signed in Q4 2011, a company from the public leased 20,800 sq min
Spiral, while KFKI signed for 15,100 sq m in South Buda Business Park. Both buildings have been vacant for
several quarters therefore these new leases play an important role in the quarterly net absorption. There were
several large renewals as well: NSN extended its lease in CityGate on 13,000 sq m so did Raiffeisen on 11,900
sq m in Akadémia Center. Unlike 2010 two larger preleases were also signed in 2011. KPMG decided to move
in 2014 into a new office at Vaci Corridor, developed by Futureal on a total of 20,500 sq m. KPMG will occupy
8,500 sq m at first with a further expansion option on nearly 1,500 sq m. The other prelease transaction was
also signed by PWC on 9,000 sq m in Eiffel Palace located in the CBD.

Graph 2: Structure of Take-up in Budapest
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Having a closer look at the graph above, we can see that Budapest has been witnessing continuous growth in
net take-up until 2008. As the economic crisis hit the market the ratio of renewals rose while the share of new
transactions and expansions decreased. In 2011 renewals took 38.6% of the total demand while this ratio was
34.9% in 2010, 36% in 2009 and only 19% in 2008. Large corporations opted to renegotiate their current
premises and renew their lease, in some cases even before the lease expiry to be able to lock-in rents
considered by many to be at the lowest point of the cycle.

Although we expected that in 2011 we would record a lower share of renewals compared to 2010, there were

still many companies who decide to extend their lease agreements at their current locations. That said net take
up shows an increasing trend since 2009 even in case the growth is very limited.
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Table 4: Major Deals 2011

Sub-market

Building

Size (sq m)

Type of deal

Quarter

Pest Central South Millennium Tower | Vodafone 10,500 renewal Q12011
Buda North Maross utca BC Edukacio 3,750 new Q12011
Buda Central Margit Haz Magyar 3,670 new Q12011
Takarékszovetkezeti
Bank
Pest Non-Central Laurus Offices BDO Forte 3,600 prelease Q12011
Pest Central South Millennium Tower Il MSD 2,500 new Q12011
Buda South K2 Sykes 2,230 renewal Q12011
Pest Central South Citygate NSN 13,000 renewal Q2 2011
CBD Akadémia Center Raiffeisen 11,900 renewal Q2 2011
Véci Corridor WECC Unisys 4,100 renewal Q2 2011
Pest Central South IP West BT 3,300 renewal Q2 2011
Buda North Officium confidential 3,000 new Q2 2011
Buda Central Imperial Krisztina confidential 12,000 renewal Q3 2011
CBD confidential confidential 9,000 prelease Q3 2011
Vaci Corridor K4 KPMG 8,500 prelease Q3 2011
Pest Central South Studium Nokia 6,500 renewal Q3 2011
PCN Park Atrium Deloitte 4,800 renewal Q3 2011
Véci Corridor Optima A Zepter 3,345 renewal Q3 2011
Pest Central South | Arena Corner Citibank 3,140 expansion Q3 2011
Pest Central South | Arena Corner Citibank 3,000 renewal Q3 2011
Buda South IP West | NXP 2,600 renewal Q3 2011
CBD Ybl Palota Cameron Mckenna 2,500 renewal Q3 2011
CBD First Site Offices Plug and Work 2,400 new Q3 2011
Vaci Corridor Spiral confidential 2,000 new Q4 2011
Buda South South Buda BP KFKI 15,136 new Q4 2011
Vaci Corridor Spiral confidential 8,000 renewal Q4 2011
Pest Central North Rumbach Center confidential 4,860 new Q4 2011
CBD Bank Center Citibank 3,485 new Q4 2011

Source: Jones Lang LaSalle Q4 2011

Out of the 596 transactions, which were signed in 2011, only 76 were signed for office space above 1,000 sq m
totalling to 249,770 sq m (66.3% of the total demand). Many smaller scale deals were signed hence currently the
average transaction size is around 663 sq m in Budapest, which shows an increase compared to previous years.

Table 5: Average deal sizes in Budapest from 2004 to 2011

Average Deal Size

(sgm)
2011 600
2010 635
2009 788
2008 745
2007 701
2006 590
2005 638
2004 663

Source: Jones Lang LaSalle Q4 2011
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Vacancy

During 2011 the vacancy rate fluctuated between 20-21% reaching its lowest level of 19.2% by year end. This
was the result of the limited new supply with high prelease rations so as the strong net take up in Q4 2011. The
shrinking availability might seem convincing, but it is important to mention that several larger office buildings will
be vacated during H1 2012 after their former occupiers will relocate to their new headquarters. These buildings
are mainly old and of less modern quality therefore their new usages is highly questionable.

The highest vacancy rate is registered in the Periphery (32.2%) while Buda North has the lowest vacancy rate
(16.7%). The submarkets show significant difference in terms of vacancy. Buda Central (24.2%) and Pest North
Central (21.5%) are the two most oversupplied submarkets in Budapest apart of Periphery.

The below chart presents the stock and vacancy of each submarkets.

Graph 3: Vacancy and Stock in the Submarkets as at Q4 2011

1 200 000 T
1 000 000
800 000
L7 16,9%
600 000 b
24,2% 16,7% 20% I
19,2%
400 000 I I I
200 000 32,2% 215%
- [ |
0
O N %) Q Q N S O &
ex
O

A‘Z’

Occupied Stock M Vacanct Stock

Source: Jones Lang LaSalle Research, Q4 2011
Rents

Office prime rents stood at €20/sq m/month at Q4 2011. This rental level can only be achieved in the best office
buildings in the CBD. Rental bands of each submarkets show a wide range as the pricing depends on the
location and the quality of the building as well as the public transportation access. Until the end of 2010 most
landlords were forced to decrease their asking rents and offer generous incentives in order to attract tenants.
This trend seems to be abating as we have experienced rental growth in some of the most popular and best
located buildings. This however only concerns a very limited number of buildings at the moment but we expect
rental stabilisation in the course of 2011 once the high oversupply starts to be absorbed. That said, rental
stabilisation applies for mainly modern, A category buildings. Older, B category offices might face difficulties as
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53

their tenants leave behind their old premises to move into newer, more effective buildings. This will automatically
result in jumping availabilities which will have an impact on rental levels. Therefore we forecast a deepening
rental gap between A and B category buildings.

The rental decline caused by the crisis showed different patterns in each submarket. Prime products in prime
locations were able to maintain their asking rents relatively unchanged or experienced only a moderate fall. At
the same time the projects located in Non-Central submarkets did have to offer significant discounts. The
greatest rental decline was seen in the Periphery and the Buda South submarkets.

Graph 4: Rental Bands in the Submarkets
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In order to secure tenants in their buildings landlords are offering greater rental incentives. Beside the average
incentives (standard 70-30% fit-out, rent free period) landlords are willing to pay further incentives, such as
moving contributions or higher quality fit-out/greater fit out contribution. Projects outside the CBD and the most
popular office locations are still under pressure of oversupply, therefore the highest level of extra incentives are
available in these submarkets.

Investment Market Overview

While in 2010 the total transaction volumes in commercial real estate in Hungary for 2010 remained below € 300
million with less than € 200 million of institutional investment deals recorded for the full year by Jones Lang
LaSalle, Investment activity picked up in 2011 with more than € 230 million transacted in Hungarian assets
during the 4t quarter. The total volume of investment transactions for 2011 reached € 650 million.

The last weeks of 2011 were active with the closing of two major office portfolio transactions with Heitman, the
Chicago based real estate investment manager as the buyer in both cases. The first transaction was the creation
of a Joint Venture with TriGranit who sold a 74% interest in 4 office buildings located in the Millennium City
Centre project (Tower I, II, Il and the newly delivered Building H); the total consideration of the transaction
amounted to € 151 million. The buildings located along the Danube, South of the city centre, are one of the most
successful office schemes in the city and have attracted prime tenants such as Vodafone, KBC, Nestle, Morgan
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Stanley, Prologis and Lufthansa / Swiss. The second transaction was the disposal by the AVIVA Investors
Central European Property Fund of Alkotas Point, anchored by Unicredit Bank and Bayer and Science Park
anchored by Ericsson and Tata Consulting.

All major asset classes have traded during the year: The hotel segment was active with the transaction of 2 five-
star hotels (Intercontinental, Four Seasons), the retail segment witnessed the disposal of a partial interest in
Arkad Shopping Centre to ECE and the acquisition by Erste Real Estate of the Napfény Park in Szeged. The
industrial asset class was represented by Aerozone and M1 Business Park as part of the Europolis portfolio,
however, close to 60% of the total volume was transacted on office buildings with the Europolis, TriGranit and
AVIVA assets representing the main transactions of the year.

Some transactions which were expected to close in 2011 have been delayed — cancelled due to difficulties with
bank financing and this will remain a serious bottle neck in 2012 as a consequence of the general de-leveraging,
the evolution of financial markets but also the specific situation of Hungary on a macro-economic and political
front.

Further developments on the investment market are dependant upon the evolution of the financial markets in
view of the sovereign debt crisis and downgrades in the Euro zone and on the capacity to raise debt finance.

Based on our assessment of the market and relative pricing with Poland and the Czech Republic, we keep our
views on prime yields unchanged compared to Q3 2011 with a stable outlook.

The graph below shows transaction volumes in 2003 — 2011.

Graph 1: Investment volumes in Hungary 2003-2011
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The tables below shows Budapest's prime yield levels compared with other major European cities.

Table 12: Indicative summary of prime retail investment yields in selected European cities
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Warsaw

6.00%

London

3.50%

Berlin EE

Q42011 4.60% 4.50%
*  Source: Jones Lang LaSalle, Q4 2011

Prague

6.25%

Budapest
7.00%

The following table shows the main transaction in Hungary in 2011.

Table 13: Transactions in Hungary 2011

Property Name

Quarter,
Year

Estimated

Purchaser

Office

Office

Office

Industrial

Industrial

Retail

Retail

Retail

Retail

Hotel

Office

Office

Retail

Office

Hotel
Office

Office

City Gate (65%)
Infopark A (51%)

IP West | - V (65%)

Aerozone Budapest
(51%)
M1 BP (51%)
Arkad Shopping
Centre (33%)

Napfény Park
Tesco (solus)

Tesco (solus)

InterContinental Hotel

Focus Point
Portfolio of 21 class B
office buildings

OBI
Raiffeisen Back
Office

Four Seasons
Millennium Towers
LILILH (74%)
Alkotas Point,
Science Park

24,200
12,200
31,000
65,000
69,000
48,400
29,477
6,804

5,116

398*
7,200
45,000
12,800
14,750

179*
70,000

53,000

Capital Market Highlights
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Budapest
Budapest
Budapest
Vecsés
Paty
Budapest
Szeged
Készeg

Dabas

Budapest
Budapest
Various
Budapest
Budapest

Budapest
Budapest

Budapest

Q1,201
Q1,2011
Q1,201
Q1, 2011
Q1,201
Q1, 2011
Q1, 2011
Q1, 2011

Q1,2011

Q2, 2011
Q2, 2011
Q2, 2011
Q3, 2011
Q3, 2011

Q3, 2011
Q4, 2011

Q4, 2011

NIY (%)

8.50%"

8.35%"

8.00%"

8.50%"

9.50%"

Conf.

7.80%"

8.25%"

8.25%"

n/a

nla

11.00%

8.25%

n/a

n/a

n/a

n/a

Qesterreichische
Volksbanken

Qesterreichische
Volksbanken

Qesterreichische
Volksbanken

Qesterreichische
Volksbanken

Qesterreichische
Volksbanken

Unibail Rodamco
Carion
Private syndicate

Private syndicate

Morgan Stanley (MSREF
VI)

ORCO (Endurance Fund)
Magyar Telekom
Endurance Fund

Raiffeisen Real Estate
Fund
Avestus Capital Partners
TriGranit

AVIVA

Macro-economics declining with GDP growth expected at 0% in 2012

CA Immo

CA Immo

CA Immo

CA Immo

CA Immo

ECE

Erste Real Estate

Erste Real Estate

Erste Real Estate

Toufic Aboukhater
Indotek
Associated Network
Erste Real Estate
Private Investor

State Reserve Fund
of Oman

Heitman

Heitman

Financial safety net is being discussed by IMF, Stand by agreement is likely to be provided
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Potential hike of personal income tax

Market fundamentals still worse than for peer CEE capitals

Lower, but remaining gap in pricing between vendors and buyers

A yield discount of approximately 50-75 bps compared to Poland / Czech Republic

Core institutional investors remain to be opportunity-driven for prime office and retail opportunities

Industrial and hotel investments will happen only in exceptional cases
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6.

6.1

6.2

Valuation Commentary

Valuation Methodology
Market Value Definition (RICS Valuation Standards -Global, 7t Edition)
Market Value is defined by the Royal Institution of Chartered Surveyors (RICS) as the following:

“The estimated amount for which a property should exchange on the date of valuation between a willing
buyer and a willing seller in an arm'’s-length transaction after proper marketing wherein the parties had each
acted knowledgeably, prudently and without compulsion”.

Income Approach

The Income Approach is a method used to convert the anticipated economic benefits of property ownership
into a value estimate through a capitalisation approach.

The two most common methods of converting net income into value are the discounted cash flow technique
(DCF) wherein anticipated future income streams and a reversionary value are discounted to a present
value estimate and the direct capitalisation technique, where an overall rate is extracted directly from
pertinent market sales.

For the purposes of valuation of the subject property we have adopted the Income Approach, Discounted
Cash flow technique, analysed over a 10-year period. The cash flow assumes a ten-year hold period with
the exit value calculated on 11t year income. We have adopted a discount rate and terminal capitalisation
rate for the subject property having regard to recent investment sales evidence known to us together with
our general knowledge and opinion based on discussions with investors within the Central and Eastern
European region. This opinion is also based on prevailing interest rates and relative yields on 10-year
Government bonds.

In formulating our opinion we have also had regard to investment rates recorded by Jones Lang LaSalle in
other major Eastern European countries.

General Valuation Assumptions

Our valuation was prepared in accordance with the information obtained from the Client and specifically on
the basis of the following assumptions:

The subject property has clear and fully marketable title without any historical claims.
(a) That all necessary planning, building and other consents have been obtained.

(b) We have relied upon the information provided to us by CEE, as being complete and correct as to
tenure, measurements and capacities of properties, planning consents and other relevant information.

(c) There are no Rights of Way, easements, and outgoings of an onerous nature or restrictions on use
affecting the property, which may have a material effect on the value.

(d) The site is not subject to any form of environmental contamination.
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6.3

6.4

(e)

The premises are constructed and used in accordance with all necessary building and planning
permissions, and there are no disputes with neighbouring owners or occupiers or with the local
municipal authorities.

The property complies with any fire and life security codes, environmental codes and any other
regulatory requirements that may exist.

No structural surveys of the building have been undertaken. We are not therefore able to report that it
is free of structural faults, rot, infestation or defects of any other nature, including inherent weaknesses
due to the use of construction materials now suspect. No tests were carried out on any of the services.

Specific Cash Flow Assumptions

Estimating the Market Value of the subject property we have made allowances for the following:-

Our calculations start from 1st January 2012;

We have not carried out a building measurement survey. Our calculations are based on the tenancy
schedule provided by CEE., dated December 2011, showing Gross Lettable Area of 2,766 sq m;

The rents are subject to annual indexation according to CPI adopted at the level of 3.0% in Year 1
(except where no indexation is applicable);

For the currently vacant space we have adopted 5-year lease contracts with rents at the EMRV levels.

After expiry of the existing lease contracts we have adopted voids of 6 months and thereafter 5-year or
10-year lease agreements. We have adopted the Estimated Market Rental Values representing
effective market rents. We used €14.0 /sq m /month EMR for the vacant area.

After expiry of the current lease agreements we have adopted the annual indexation according to the
EUR-CPI applied on the anniversary of signing the lease agreement;

As a result, the Base Rental Revenue has been estimated at €475,425 in the first year of our
projection;

Due to the fact that the office building in some places needs refurbishment, we have adopted a Capital
Expenditure of €60.0/sqm ;

We have assumed an allowance of 10.0% with regard to leasing commissions for currently vacant
space;

Based on the property’s location, projected achievable rental income stream and expected position in
the market we have applied the discount rate at the level of 9.5% and exit yield at 8.5%, showing an
initial yield of 6.82% (NOI/PV), 9.69% in the second year and 9.99% in the third year.

Our calculations have been attached in the Appendices to this report.

Market Value Conclusion

Having regard to the foregoing, we are of the opinion that the Market Value of the Office Building, as at 31t
December 2011 was in the region of €5,000,000 (Five Million Euros)

SWOT Analysis

In considering this property as investment opportunity, we would draw your attention to the following SWOT
analysis.
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6.5

Table 10: SWOT Analysis

Strengths Weaknesses

Easy access from all directions; e No in-house parking
o High prestige location;

The prestige of Andrassy u. is on increae,

due to the world leading fashion shops;

Opportunities Threats

e Low overall unemployment in Budapest e Pressure on rental level due to existing and
region; planned competition.

o Relatively low number of competition in the
close vicinity;

Source: Jones Lang LaSalle, December 2011

Valuation Summary

Having regard to the foregoing, we are of the opinion that the Market Value of the Office Building, as at 31t
December 2011 was in the region of:

MARKET VALUE
€ 5,000,000
( Five Million Euros)
Market Value is understood as the value of a property estimated without regard to costs of sale or
purchase, and without offset for any associated taxes. Therefore, no allowances have been made for any

expenses of realisation, or for taxation, which might arise in the event of a disposal. The property is
considered as if free and clear of all mortgages or other charges which may be secured thereon.
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7. List of Documents Used in Valuation Report

The following documents were used in the Valuation Report on Sample Property located in Budapest, Hungary:

Extract form Land Register dated 24t January 2012;
Site map;

Tenancy schedule dated December 2011;
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General Principles Adopted in the Preparation of Report
and Valuations
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General Principles Adopted In The Preparation Of Valuations And Reports
These General Principles should be read in conjunction with the firm’s General Terms and Conditions of Business.

It is our objective to discuss and agree the terms of our instructions and the purpose and basis of the valuation, at the outset,
to ensure that we fully understand and meet our client’s requirements. Following are the general principles upon which our
Valuations and Reports are normally prepared; they apply unless we have agreed otherwise and specifically mentioned the
variation in the body of the report. Where appropriate, we will be pleased to discuss variations to suit any particular
circumstances, or to arrange for the execution of structural or site surveys, or any other more detailed enquiries.

1. Valuation Standards:
All work is carried out in accordance with:

(a) The Practice Statements contained in the RICS Valuation Standards published by the Royal Institution of
Chartered Surveyors (Sixth Edition), by valuers who conform to the requirements thereof;
(b) The Approved European Property Valuation Standards of the European Group of Valuers Associations (TEGoVA).

The standard adopted is set out in our report.

2. Valuation Basis:

Our reports state the purpose of the valuation and unless otherwise noted, the basis of valuation is as defined in the
appropriate valuation standard. The full definition of the basis which we have adopted is either set out in our report or
appended to these General Principles.

3. Source of Information:
We accept as being complete and correct the information provided to us by the sources listed, as details of tenant, tenancies,
tenant's improvements, planning consents and other relevant matters, as summarised in our report.

4. Disposal Costs and Liabilities:
No allowances are made for any expenses of realisation, or for taxation which might arise in the event of disposal. All property
is considered as if free and clear of all mortgages or other charges which may be secured thereon.

5. Documentation:

We do not normally read leases or documents of title. We assume, unless informed to the contrary, that each property has a
good and marketable title, that all documentation is satisfactorily drawn and that there are no encumbrances, restrictions,
easements or other outgoings of an onerous nature which would have a material effect on the value of the interest under
consideration, nor material litigation pending. Where we have been provided with documentation we recommend that reliance
should not be placed on our interpretation without verification by your lawyers.

6. Tenants:

Although we reflect our general understanding of a tenant’s status in our valuations, enquiries as to the financial standing of
actual or prospective tenants are not normally made unless specifically requested. Where properties are valued with the
benefit of lettings, it is therefore assumed, unless we are informed otherwise, that the tenants are capable of meeting their
financial obligations under the lease and that there are no arrears of rent or undisclosed breaches of covenant.

7. Measurements:

We do not normally measure premises unless specifically requested and base our valuation on the information made
available to us. Where measurement is undertaken this is carried out in accordance with either the relevant local codes or the
Code of Measuring Practices issued by the Royal Institution of Chartered Surveyors except in the case of agricultural
properties or where we specifically state that we have relied on another source.

8. Town Planning and Other Statutory Regulations:
Information on town planning is, wherever possible, obtained verbally from the local planning authority and, if confirmation is
required, we recommend that verification be obtained from lawyers that:-

(a) the position is correctly stated in our report;
(b) the property is not adversely affected by any other discussions made or conditions prescribed by public authorities;
(c) that there are no outstanding statutory notices.
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Our valuations are prepared on the basis that the premises (and any works thereto) comply with all relevant statutory and EC
regulations, including enactments relating to fire regulations.

9. Structural Surveys:

Unless expressly instructed, we do not carry out a structural survey, nor do we test the services and we therefore do not give
any assurance that any property is free from defect. We seek to reflect in our valuations any readily apparent defects or items
of disrepair which we note during our inspection or costs of repair which are brought to our attention.

10. Deleterious Materials:

We do not normally carry out investigations on site to ascertain whether any building was constructed or altered using
deleterious materials or techniques (including, by way of example high alumina cement concrete, wood wool as permanent
shuttering, calcium chloride or asbestos). Unless we are otherwise informed, our valuations are on the basis that no such
materials or techniques have been used.

11. Site Conditions:

We do not normally carry out investigations on site in order to determine the suitability of ground conditions and services for
the purposes for which they are, or are intended to be, put; nor do we undertake archaeological, ecological or environmental
surveys. Unless we are otherwise informed, our valuations are on the basis that these aspects are satisfactory and that,
where development is contemplated, no extraordinary expenses or delays will be incurred during the construction period due
to these matters.

12.  Environmental Conditions:

Unless expressly instructed, we do not carry out site surveys or environmental assessments, or investigate historical records,
to establish whether any land or premises are, or have been, contaminated. Therefore, unless advised to the contrary, our
valuations are carried out on the basis that properties are not affected by environmental contamination. However, should our
site inspection and further reasonable enquiries during the preparation of the valuation lead us to believe that the land is likely
to be contaminated we will discuss our concerns with you.

13. Value Added Tax
Valuations are prepared and expressed exclusive of VAT payments, unless otherwise stated.

14. Outstanding Debts:

In the case of property where construction works are in hand, or have recently been completed, we do not normally make
allowance for any liability already incurred, but not yet discharged, in respect of completed works, or obligations in favour of
contractors, subcontractors or any members of the professional or design team.

15. Confidentiality:

Our Valuations and Reports are confidential to the party to whom they are addressed for the specific purpose to which they
refer, and no responsibility whatsoever is accepted to any third parties. Neither the whole, nor any part, nor reference thereto,
may be published in any document, statement or circular, nor in any communication with third parties, without our prior written
approval of the form and context in which it will appear.
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General Terms and Conditions of Business
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General Terms And Conditions Of Business

1. Introduction

These General Terms and Conditions of Business shall apply to all dealings between Jones Lang LaSalle and the Client and,
for the avoidance of doubt, shall be treated as applying separately to each instruction given by the Client to Jones Lang
LaSalle.

These General Terms and Conditions of Business apply where Jones Lang LaSalle provides services to a Client and there is
no written agreement for the provision of these services or, if there is, to the extent that these General Terms and Conditions
of Business do not conflict with the terms of that written agreement. Reference in these General Terms and Conditions to the
agreement means the written or informal agreement that is subject to these General Terms and Conditions of Business.

2. Jones Lang LaSalle

Jones Lang LaSalle means Jones Lang LaSalle Kift., with its seat at Alkotas ut. 50, 1123 Budapest or the other member of the
Jones Lang LaSalle group of companies that provides services or the relevant part of services.

3. Services

Jones Lang LaSalle is to provide all services to the specification and performance level stated in writing or, if none is stated, to
the specification and performance level that it ordinarily provides. Jones Lang LaSalle has no responsibility for anything that
is beyond the scope of the services so defined.

Jones Lang LaSalle performs all services through properly licensed agents.

4, Time

Jones Lang LaSalle is to use reasonable endeavors to comply with the Client’s timetable, but is not responsible for non-
compliance unless the consequences of non-compliance have been agreed in writing. Even then, Jones Lang LaSalle is not
liable for delay that is beyond its control.

5. E-mail and on-line services

The Client agrees that Jones Lang LaSalle may where appropriate use the available electronic communication and systems in
providing services, making available to the Client any software required that is not generally available.

6. Duty of care to the Client

Jones Lang LaSalle owes to the Client a duty to act with reasonable skill and care in providing services, complying with the
Client's instructions where those instructions do not conflict with (a) these General Terms and Conditions of Business, (b) the
agreement or (c) applicable law and professional rules, including the code of ethics.

Jones Lang LaSalle has no liability for the consequences of any failure by the Client or any agent of the Client promptly to
provide information or other material that Jones Lang LaSalle reasonably requires, or where that information or material is
inaccurate or incomplete.

7. Duty of care to third parties

Jones Lang LaSalle owes a duty of care to no one but its Client. No third party has any rights unless there is specific written
agreement to the contrary.

8. Liability for third parties

Jones Lang LaSalle has no liability for products or services that it reasonably needs to obtain from others in order to provide
services.
(@) Jones Lang LaSalle may delegate to a third party the provision of any part of services, but if it does so:
(b)  without the Client’s approval, Jones Lang LaSalle is responsible for what that third party does;
(c) with the Client's approval or at the Client’s request, Jones Lang LaSalle is not responsible for what that third party
does.
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9. Liability to the Client

The liability of Jones Lang LaSalle to the Client for its own negligence causing death or personal injury is unlimited, but
otherwise its liability is:

(@) limited to 2 (two) times the fixed fees amount agreed with Jones Lang LaSalle per occurrence or series of
occurrences arising from one event,

(b) excluded to the extent that the Client is responsible, or someone on the Client's behalf for whom Jones Lang
LaSalle is not responsible under these General Terms and Conditions of Business,

(c) limited to direct and reasonably foreseeable loss or damage with no liability for indirect or consequential loss,

(d) (where Jones Lang LaSalle is but one of the parties liable) limited to the share of loss reasonably attributable to
Jones Lang LaSalle on the assumption that all other parties pay the share of loss attributable to them (whether or
not they do),

(e) not (so far as permitted by law) increased by any implied condition or warranty,

(f) inany case limited to a maximum of € 1,000,000 (one million euro) in aggregate per annum.

Jones Lang LaSalle shall not be liable for any hidden defects in the real property sold, bought or leased, unless Jones Lang
LaSalle was aware of these defect and did not inform the client hereof.

10. Insurance

Jones Lang LaSalle agrees to purchase and maintain appropriate insurance policies, in particular professional indemnity
insurance, for an amount of not less than € 1million per occurrence or series of occurrences arising from one event.

11. Indemnity from the Client

The Client agrees to indemnify Jones Lang LaSalle against all liability (including without limitation all actions, claims,
proceedings, loss, damages, costs and expenses) that relates in any way to the provision of services, except a liability that a
court of competent jurisdiction decides (or Jones Lang LaSalle agrees) was caused by the fraud, willful default or negligence
of Jones Lang LaSalle or of a delegate for whom Jones Lang LaSalle is responsible under the agreement.

12. Protection of employees

The Client agrees that (except for fraud or a criminal offence) no employee of the Jones Lang LaSalle group of companies
has any personal liability to the Client, and that neither the Client nor anyone representing the Client will make a claim or bring
proceedings against an employee personally.

13. Complaints resolution procedure

The Client agrees that it will not take any action or commence any proceedings against Jones Lang LaSalle before it has first
referred its complaint to Jones Lang LaSalle in accordance with Jones Lang LaSalle’s complaints procedure, details of which
are available upon request from the Compliance Officer, Jones Lang LaSalle Sp. z 0.0., ul. Saski Crescent, ul. Krolewska 16,
00-103 Warsaw.

14. Conflict of interest

If Jones Lang LaSalle becomes aware of a conflict of interest it is to advise the Client promptly and recommend an
appropriate course of action.

15. Confidential information
Jones Lang LaSalle must keep confidential all information of commercial value to the Client of which it becomes aware solely
as a result of providing services, but it may:

(@) use it to the extent reasonably required in providing services,

(b) disclose it if the Client agrees,

(c) disclose it if required to do so by law, regulation or other competent authority.

Jones Lang LaSalle will comply with personal data protection regulation.
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16. Publicity

Neither Jones Lang LaSalle nor its Client may publicize or issue any specific information to the media about services or its
subject matter without the consent of the other.

17. Intellectual property

Copyrights, patents, trademarks, design and other intellectual property rights in any material supplied by the Client, or in any
material prepared by Jones Lang LaSalle exclusively for the Client, belong to the Client.

Such rights in any other material prepared by Jones Lang LaSalle in providing services belong to Jones Lang LaSalle, but the
Client has a non-exclusive right to use it for the purposes for which it was prepared.

18. Remuneration

Where the fees and expenses payable for services are not specified in writing, Jones Lang LaSalle is entitled to:
(@) the fee specified by the relevant Regional Association of Real Property Intermediaries or other applicable
professional body or, if none is specified, to a fair and reasonable fee by reference to time spent, and
(b) reimbursement of expenses properly incurred on the Client’s behalf.

Where services are not performed in full, Jones Lang LaSalle is entitled to a reasonable fee proportionate to services provided
as estimated by Jones Lang LaSalle.

The Client must pay VAT at the rate then current on the date of issuance of a VAT invoice.

If an invoice is not paid in full within 30 (thirty) days from the date of issuance, Jones Lang LaSalle may charge interest on the
balance due at a daily rate of 2% above the base rate of PKO BP S.A. for real estate loans.

19. Assighment

The Client may assign rights and obligations arising from the agreement, but must first get the written consent of Jones Lang
LaSalle, which will not be unreasonably withheld.

20. Termination

The Client or Jones Lang LaSalle may terminate the agreement immediately by written notice to the other, if the other has not
satisfactorily rectified a substantial or persistent breach of the agreement within the reasonable period specified in an earlier
notice to rectify it.

Termination of the agreement does not affect any claims that arise before termination or the entitlement of Jones Lang
LaSalle to its proper fees or to be reimbursed its expenses up to the date of termination.

On termination Jones Lang LaSalle must return to the Client or, if the Client so wishes, destroy all Client information that is to
be kept confidential, but Jones Lang LaSalle may keep (and must continue to keep confidential) one copy of that information
to comply with legal, regulatory or professional requirements.

21. Notices

A notice is valid if in writing addressed to the last known address of the addressee and is to be treated as served:
(@) when delivered, if delivered by hand during normal business hours (where business hours next commence - if
delivered after),
(b) when actually received, if posted by recorded delivery,
(c)  when actually received, if sent by ordinary mail, fax or electronic mail.

22. Governing Law
These General Terms and Conditions of Business and the terms of the instruction shall be governed and construed in

accordance with the laws of Hungary. All disputes shall be finally settled by the court of arbitration of the Hungarian Chamber
of Commerce in Budapest in accordance with the rules set forth for this court.
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Definition of Market Value
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The Basis of Valuation

Our valuation is carried out on the basis of the property’s Market Value. This is defined in the RICS Red Book as;

‘The estimated amount for which a property should exchange on the date of valuation between a willing buyer and a
willing seller in an arm’s-length transaction after proper marketing wherein the parties had each acted knowledgeably,
prudently and without compulsion’

Interpretive Commentary, as published in International Valuation Standard 1 of the RICS Red Book:

3.2

3.2.1.

3.2.2.

3.2.3.

3.24.

3.2.5.

3.2.6.

3.2.7.

The term property is used because the focus of these Standards is the valuation of property. Because these standards
encompass financial reporting, the term asset may be substituted for general application of the definition. Each element of
the definition has its own conceptual framework.

‘The estimated amount...’

Refers to a price expressed in terms of money (normally in the local currency) payable for the asset in an arm’s-length
market transaction. Market Value is measured as the most probable price reasonably obtainable in the market at the date
of valuation in keeping with the Market Value definition. It is the best price reasonably obtainable by the seller and the
most advantageous price reasonably obtainable by the buyer. This estimate specifically excludes an estimated price
inflated by special terms or circumstances such as atypical financing, sale and leaseback arrangements, special
considerations or concessions granted by anyone associated with the sale, or any element of Special Value.

‘...a property should exchange...’

Refers to the fact that the value of an asset is an estimated amount rather than a predetermined or actual sale price. It is
the price at which the market expects a transaction that meets all other elements of the Market Value definition should be
completed on the date of valuation.

‘...on the date of valuation...’

Requires that the estimated Market Value is time-specific as of a given date. Because markets and market conditions may
change, the estimated value may be incorrect or inappropriate at another time. The valuation amount will reflect the actual
market state and circumstances as of the effective valuation date, not as of either a past or future date. The definition also
assumes simultaneous exchange and completion of the contract for sale without any variation in price that might otherwise
be made.

‘...between a willing buyer...’

Refers to one who is motivated, but not compelled to buy. This buyer is neither over-eager nor determined to buy at any
price. This buyer is also one who purchases in accordance with the realities of the current market and with current market
expectations, rather than on an imaginary or hypothetical market, which cannot be demonstrated or anticipated to exist.
The assumed buyer would not pay a higher price than the market requires. The present asset owner is included among
those who constitute ‘the market’. A valuer must not make unrealistic assumptions about market conditions or assume a
level of Market Value above that which is reasonably obtainable.

‘...awilling seller...’

Is neither an over-eager nor a forced seller prepared to sell at any price, nor one prepared to hold out for a price not
considered reasonable in the current market. The willing seller is motivated to sell the property at market terms for the best
price attainable in the (open) market after proper marketing, whatever that price may be. The factual circumstances of the
actual asset owner are not a part of this consideration because the ‘willing seller’ is a hypothetical owner.

‘...In an arms-length transaction...’

Is one between parties who do not have a particular or special relationship (for example, parent and subsidiary companies
or landlord and tenant), which may make the price level uncharacteristic of the market of inflated because of an element of
Special Value. The Market Value transaction is presumed to be between unrelated parties each acting independently.

‘...after proper marketing...’

Means that the asset would be exposed to the market in the most appropriate manner to effect its disposal at the best
price reasonably obtainable in accordance with the Market Value definition. The length of exposure time may vary with
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market conditions, but must be sufficient to allow the asset to be brought to the attention of an adequate number of
potential purchasers. The exposure period occurs prior to the valuation date.

3.2.8. ‘...wherein the parties had each acted knowledgeably and prudently...’

Presumes that both the willing buyer and the willing seller are reasonably informed about the nature and characteristics of
the asset, its actual and potential uses and the state of the market as of the date of valuation. Each is further presumed to
act for self-interest with that knowledge and prudently to seek the best price for their respective positions in the
transaction. Prudence is assessed by referring to the state of the market at the date of valuation, not with benefit of
hindsight at some later date. It is not necessarily imprudent for a seller to sell property in a market with falling prices at a
price, which is lower than previous market levels. In such cases, as is true for other purchase and sale situations in
markets with changing prices, the prudent buyer or seller will act in accordance with the best market information available
at the time.

3.2.9. ‘...and without compulsion...’
Establishes that each party is motivated to undertake the transaction, but neither is forced or unduly coerced to complete
it.

33 Market Value is understood as the value of the asset estimated without regard to costs of sale or purchase, and without
offset for any associated taxes.
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http://maps.google.hu
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Appendix 6

Extracts from Land Register
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Street front area



Staircase

Office -streetfront



Street-front retail aria

Typical office-overlooking Andrassy u.




Appendix 8

Calculations



Cash Flow Input Assumptions

Andrassy Office Building, Budapest, Hungary

Exchange Rates at 31st December 2011 1 HUF = 0,00321 EUR
according to the Hungarian National Bank 1EUR = 1,34850 USD |
1 HUF = 0,00415 usD |
1USD = 0,74156 EIR |
Indexation EUR-CPI 3,03%
Indexation US-CPI 3,53%
Indexation Fixed 0,00%
Indexation HUF-CPI 3,85%
Indexation EMRV 2,00%
Gross rental income per annum Valuation date 31/12/2011 Market Valuein  EURO
I 342 207 CF start date 2012.01.01 | ¢ 5000 000|
| USs 461 466| Exit Yield 8,50%
Market Value in ~ USD
Net rental income per annum Discount Rate 9,50% | US$ 6700 OOO|
| £ 338 785|
| USs$ 456 852| Initial Yield 6,82% Value persqm
| ¢ 1808
Yield on EMRV 9,28%
Annual EMRV Vacant duration 6 " months
| € 475 425|
| Uss 641 110| Cash flow calculation 10 year(s) Value persqm
| Uss 2438
Valuation Currency EURO
Cash Flow calculated monthly

Total Lettable Area 2 765,82
Vacant Area 1657,00

Vacancy 59,91% |

Local Currency HUF




Indexation EMRV Parking EMRV EMRV Indexation

Aol
o Leasestat  LeaseEnd 2 !
No.  AteaStetus Tenants y n incone
permonth M uency  Type o e Cu MR ergrl md edemdl oty dly  month

5 o 5 s ¢
ETEEED T Rewl 3 0088 0063 | ANBA - nNB T Ay EURCPI
Sgred OB Bark Suage 857 00628 M0BH | A0BB meB  7; f g ! I hnaly EURCP
B Syed  Uiheopolesinal K. Ofie>200 0 Wi200 201207 | 20170206 8 g I I f I fnaly EURCA
0 Sored  UiNespoesional i Surage 50 A0 21200 | 270206 y { 750 I Ay EURCPI
31 Ofce > 1000 165700 W00 202001 | 20170630 1 ! %180 I fnly  EURCPI
] tem 1754 54245

Discount rate 9,50%

Monthly discount 0,76%

Year 1 2 3 4 5 6 7 8 9 10

Annual CAPEX (nominal) 165 949

Annual Fit-out (nominal) 165 700

Letting fee 10,00%

Year 1 2 3 4 5 6 7 8 9 10

Annual Letting Fee (nominal) 0 0 0 0 0 37420 0 0 10123 0

Monthly CAPEX + Fit-out + Letting (nominal) 27 637 0 0 0 0 3118 0 0 844 0

Year 1

Month 1 2 3 4 5 6 7 8 9 10 11 12
1,0000 0,9925 0,9850 0,9776 0,9702 0,9629 0,9556 0,9484 0,9413 0,9342 09272  0,9202

Monthly CAPEX + Fit-out + Letting (nominal) 27 637 27 637 27 637 27 637 27 637 27 637 27 637 27 637 27 637 27637 27637 27637

Monthly CAPEX + Fit-out + Letting (discounted) 27 637 27 429 27223 27 017 26 814 26 612 26 411 26 212 26 015 25819 25624 25431

Annual CAPEX + Fit-out + Letting (discounted) 318 245 0 0 0 0 22 809 0 0 4700 0

Market Value 5000 000



A ssy Office Building, Budapest,
Hungary

Cash Flows calculated

All figures shown are annuities

1.jan.2012 31.dec.2012 31.dec.2013 31.dec.2014 31.dec.2015 30.dec.2016 30.dec.2017 30.dec.2018 30.dec.2019 29.dec.2020
30.dec.2012 30.dec.2013 30.dec.2014 30.dec.2015 29.dec.2016 29.dec.2017 29.dec.2018 29.dec.2019 28.dec.2020 28.dec.2021
YEAR 1year 2 year 3year 4 year 5 year 6 year 7 year 8 year 9 year 10 year
TOTAL INCOME 342 207 495 981 511010 526 493 542 446 332152 499 587 510 864 448 392 499 512
EXPENSES % on income
Management fees 0,00%| | 0 0 0 0 0 0 0 0 0 0
Vacancy rate 2,00% | 0 9920 10220 10530 10849 6643 9992 10217 8968 9990
Unpaid rent 0,00% | 0 0 0 0 0 0 0 0 0 0
Other non-recov erable costs 1,00%| | 3422 4 960 5110 5265 5424 3322 49% 5109 4484 4 9%
Marketing 0,00%)| | 0 0 0 0 0 0 0 0 0 0
Property tax 0,00%| | 0 0 0 0 0 0 0 0 0 0
TOTAL EXPENSES 3,00% 3422 14 879 15330 15795 16 273 9965 14 988 15 326 13 452 14 985
NET OPERATING INCOME 338785 481102 495 679 510 698 526 173 322187 484 600 495538 434 940 484 527
RUNNING YIELD (Before CAPEX) 6,38% 9,06% 9,34% 9,62% 9,91% 6,07% 9,13% 9,33% 8,19% 9,13%
RUNNING YIELD (After CAPEX) 6,82% 9,69% 9,99% 10,29% 10,60% 6,49% 9,76% 9,98% 8,76% 9,76%
DISCOUNT RATE 9,50%
NPV NET INCOME PAID IN ADVANCE monthly 322063 421 605 396 694 373255 351 200 198228 269 752 251909 202 050 205419
(in arrear) 2317621
EXITYIELD 8,50%
YIELD on EMRV 9,28%]
Average YIELD 9,21%
CAPEX + Fit-out + Letting fees (nominal) Amount | 331649 0 0 0 0 37420 0 0 10123 0
CAPEX + Fit-out + Letting fees (discounted) Amount | 318 245 0 0 0 0 22 809 0 0 4700 0

MARKET VALUE (afier capex) XN EURO

€1808 / per sqm



Properties Tenant Period Office (m2) | Storages Rent /month Service Caution Contract Date
Andrassy CIB Bank Zrt. 2010.03.29 - 2020.03.29 204,25 88,57 8436 € 4 25307 € 2010.03.29
Andrassy LM Neoprofessional Kift. 2011.12.07 - 2017.02.06 791 25 8 000 € 16 000 € 2011.12.07

995,25 113,57 16436 € 41 307 €
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Valuation of Alkotméany u 3.,Budapest, Hungary

Central European Estates N. V.
1051 Budapest, Szent Istvan tér 11/b.
VII.floor

To the attention of Orly Paran,
Managing Director

6th February 2012

Dear Sir,

Jones Lang LaSalle Kit.
Széchenyi tér 7-8., 1051 Budapest

Jaroslav Kopac
Janos Téth

Tel: +36 1489 02 02
Fax: +36 1489 02 03

jaroslav.kopac@eu.jll.com
janos.toth@eu.jll.com

REPORT AND VALUATION ON OFFICE BUILDING, ALKOTMANY U.3. H-1054 BUDAPEST, HUNGARY

We have pleasure in reporting to you in accordance with the agreement dated January 10 2012 regarding the
above property. We understand that the valuation is required for financial reporting purposes and that these
financial statements are being prepared in accordance with International Financial Reporting Standards (IFRS).

We have inspected the property on 30t January 2012 in respect of valuation. We have assumed unchanged
circumstances in terms of immediate neighbourhood and physical characteristics of the property if only CEE has
provided opposing information that we have reflected in this report. We have carried out all the necessary
enquiries with regard to rental values, investment yields, planning issues and investment considerations.

We have not been instructed to carry out a building survey or environmental risk assessment. We have been
provided with floor areas, tenure and tenancy details by CEE and assumed they are complete and accurate.

We confirm that Jones Lang LaSalle provides the valuation services in the capacity as External Valuers in
accordance with the Royal Institution of Chartered Surveyors (RICS) Valuation Standards.

We are confident of the manner in which we are managing the potential conflict and that the best interests of the
Client will continue to be carefully maintained. Additionally, we are not aware of any other potential conflict of
interest that could prevent us from valuing this property on your behalf.

Basis of Valuation

Our Valuation has been prepared in accordance with the RICS Valuation Standards — Global (7t Edition). The
basis of valuation is the Market Value of the property, as at the date of valuation, defined by the RICS as:

‘The estimated amount for which a property should exchange on the date of valuation between a willing buyer and
a willing seller in an arm's-length transaction after proper marketing wherein the parties had each acted
knowledgeably, prudently and without compulsion.’

COPYRIGHT © JONES LANG LASALLE IP, INC. 2012. All Rights Reserved



Valuation of Alkotméany u 3.,Budapest, Hungary

The full interpretive commentary on this definition is attached at Appendix 2.

The report is subject to, and should be read in conjunction with our General Principles Adopted in the Preparation
of Valuations and Reports, which are attached in the Appendix 1.

Having regard to the foregoing, we are of the opinion that the Market Value of Office Building located at
ALKOTMANY U.3. H-1054 BUDAPEST, as at 315 December 2011, was:

MARKET VALUE
€ 6,200,000

(Six Million Two Hundred Thousand Euros)

Market Value of the subject property as of 31t December 2011 was HUF 1,930,000,000 (One Billion Nine
Hundred and Thirty Million Forints)

No allowance has been made for any expenses of realization or for taxation, which might arise in the event of a
disposal. The property is considered as if free and clear of all mortgages or other charges, which may be secured
thereon.

We have not made any deductions for purchaser’s or vendor's legal or agents’ fees, associated within a purchase
or sale, nor have we taken account of any capital gains or other taxes that either party might have to pay as a
result of such a transaction.
Transaction costs generally comprise the following:
Transfer tax (4% for commercial property up to value of approx. € 3.7 mil., 2% for properties with value
above € 3.7 mil., with cap of € 750,000 (value of € 37 mil.) (paid by buyer), applicable in case of both
asset and share deal, share deal defined as purchase of more than 75% of shares of Property SPV
(more than 75% of the SPV value derived from real estate);
Court registration fees: vary according to transaction price;
Notarial fees vary according to transaction price;
VAT at 25% on buildings and land;(as of 1stof January 2012 it is increased to 27%)
Agent's fees at 1-2% of purchase price plus VAT.
Finally, and in accordance with our normal practice we confirm that this report is confidential to the party to whom it
is addressed and the party’s business partners for the specific purpose to which it refers. No responsibility
whatsoever is accepted to any third party and neither the whole of the report, nor any part, nor references thereto,

may be published in any document, statement or circular, nor in any communication with third parties without our
prior written approval of the form and context in which it is to appear.

COPYRIGHT © JONES LANG LASALLE IP, INC. 2012. All Rights Reserved 3



Valuation of Alkotméany u 3.,Budapest, Hungary

Yours faithfully,

T

Jaroslav Kopac MRICS Janos Téth
Head of Valuation Hungary Senior Valuer
Jones Lang LaSalle Kft. Jones Lang LaSalle Kft.

COPYRIGHT © JONES LANG LASALLE IP, INC. 2012. All Rights Reserved 4



Valuation of Alkotmany u. 3., Budapest, Hungary

Executive Summary

Property Address

Basis of Valuation

Date of Valuation

Tenure

Category for Financial
Reporting

Location

Alkotmany u.3. H-1054 Budapest

Our Valuation has been prepared in accordance with the ‘RICS Valuation
Standards — Global * 7t Edition of the Royal Institution of Chartered
Surveyors on the basis of Market Value defined in Appendix 2 of this report.

The valuations presented in this Report are subject to special assumptions
outlined in section ‘Specific Valuation Assumptions’ below.

The Report is subject to, and should be read in conjunction with, the
attached General Principles Adopted in the Preparation of Valuations and
Reports, which are attached in Appendices.

31st December 2011

We have been supplied with a copy of the extract from Cadastral Land
Register of Title N°24889, cadastral district of no.2., dated 24t January
2012, confirming the interest of Y.O. Global Kft. over the subject property.
These documents identify the site as a single plot of 768 sq m.

IFRS

The subject office building is located in Pest in the Vth. District, called
Lipétvaros. The District is the heart of the capital, traditionally a mixed
institutional and residential area, on 2.59 km?, with a population of 27,000
people. The subject property is next to Kossuth tér, by Alkotmany u., which
connects Kossuth tér with Bajcsy-Zs. Ut. In the close vicinity of the property,
there are significant historic buildings of different architectural styles: neo-
gothic, eclectic, classical etc. around Kossuth square: Parliament, Industry
art Museum, Ministry of Agriculture, which are listed buildings by the World
Heritage. The Danube river and Szabadsag tér is also within a walking
distance. Within this area of Lipdtvaros there are many ministries, banks,

COPYRIGHT © JONES LANG LASALLE IP, INC. 2012. All Rights Reserved



Site

Services

Zoning

Description

insurance companies. In the Alkotmany u. there are also many institutions,
preliminary courts. Next to the subject building, there is the robust building
of a College of Tourism. The subject property is in a well- established and
high-prestige residential and institutional area. The buildings have 4-7 floors
on average, and situated side-by-side in dense provision. The vicinity of the
subject property belongs to national monument area.

As confirmed by the land register the site extends to a total of 768 m2. Itis
level, regular in shape and bordered by buildings. It is surrounded by
streets of Alkotmany and Kozma F. u. from north and west. The building is
bordered by other buildings with five floors and of similar style and origin
from east and south. The subject property is in a block surrounded by:
Alkotmany, Kozma F., K&lman Imre u. and Honvéd u. The site is fully built-
in. The property is opposite the building of Ministry of Agriculture. Access
and egress is via Alkotmany and Kalman Imre u.

We understand that all mains services are available to the property
including electricity, municipality heating, gas, telephone/internet lines,
water and mains drainage.

We understand the area is regulated by the 2004/29. Zoning Restriction
the Local Municipality. Accordingly the land is situated in city zone with the
following regulation parameters:

VK-V - - 80 - - - 25

Explanations, notes:
Source: 2004/29. Zoning Restriction of Local Municipality

The building was built at the turn of the XXth century. It was totally
refurbished in 1993, and partially in 2004. It consists of the following:

The building consists of a 6 levels : cellar, ground floor, 3 levels and an attic
level. The building has an underground level of 542 m? for a big-sized
meeting-room of 81.2 m? for 30 persons and machinery. The footprint of the
building is 575 m? . The building has 3,150 m? useful area and 309 m?2
staircase area. The average ceiling height is 3.8 m on the ground floor and
3.3 m on other floors. The building has a central inner yard, which is
covered by steel-structured glass roof. The building has a massive
structure of thick brick walls (there is bauxite-concrete in some places). The
street facade is nicely decorated with ornaments of mixed style. The
pitched roof is covered by tiles. The double windows and doors are of
wooden structures, in the attic level, there are skylights. The partitioning is
plaster board, the vertical traffic is provided by a nicely designed staircases
and 2 elevators. The office areas are arranged around the central yard. The



Accommodation

Environmental matters

Local market commentary

toilets and kitchenettes are situated at the ends of each floor. The common
areas, the water blocks are covered by GRES, the office areas are covered
by parquettes. The inner walls are painted and covered by wallpaper.
Smoke-detectors are provided. The property has 6 car-parkings situated in
the basement of the connected building, with entrance from Kalmén I. u.
There is a CCTV video recording system installed. The main entrance is
from Alkotmany u., there is a staircase equipment for disabled person
access as well.

The natural light is acceptable throughout the whole building.

We have been supplied with the following areas and assumed that these
have been prepared accurately:

Table 1: Accommodation

Building Accommodation  Gross Rentable Area (sq m)
Office 3,150
Alkotmany Office Buildi ’
oimarny Lice BUICing Staircase 309
Total 3,459

Source: CEE

We are not aware of the content of any environmental audit or other
environmental investigation or report which may have been carried out on
the property, and which may draw attention to the existence or possibility of
any contamination.

The property has been assessed on the basis of no actual or potential
contamination.

The Central Business District (CBD) includes the Vth district of Budapest
and Andrassy ut from Dedk tér to Oktogon, both traditional office territories.
The CBD office stock includes many classical buildings, which have been
refurbished over the past 5-10 years. The lack of vacant land parcels and
the heritage protection status of the majority of the building limit the
development possibilities. The prime office market has remained a
relatively small and tightly constrained market. This has predominantly
been caused by the difficulties of being able to carry out larger scale
developments within the CBD area. Bank Center and Roosevelt 7/8 are
larger prime category buildings which have been popular among clients in
the past although they were priced with a premium. Law firms so as
financial and energy companies preferred the prestigious submarket even
though on top of the high rents, lack of available parking spaces is also
problematic often. The lack of suitable sites within the CBD that can
accommodate suitable developments has resulted in a number of much
smaller developments such as Deak Palota, Palazzo Dorottya or First Site
Offices or CDO (Calasanz Downtown Offices).

The total office stock of this submarket is 356,460 sq m out of which 75,730
sq m is owner occupied. Due to the difficulties of new developments the
stock of this submarket didn’t grow as rapidly as in other submarkets. The
vacancy rate of the submarket stood at 18.9% in Q3 2011. The rate showed
steady but slow increase between 2009 and 2010 as several new



General Valuation
Assumptions

developments were handed over. As the office buildings in CBD are priced
on a higher level than in other parts of the city vacated spaces needs longer
time to be absorbed. Although this availability is still lower than the city
average of 20.7% it is important to note that there is a significant amount of
owner occupied space in the CBD. Taking into account only the speculative
office stock the vacancy rate stands at 24.2% in the submarket which is just
slightly below the city average of 24.9%

Prime office rent is achievable only in this submarket in a handful of
buildings standing at EUR 20/ sq m/month. Average asking rent is between
EUR 14-16/sq m/month in the submarket but there is a wide gap between
asking rents depending on buildings. In the newly completed luxurious,
prime offices such as Szabadsag tér 14. asking rent stands between EUR
18-20/sq m/month but in older buildings it starts from EUR 14/sqm/month.

Our valuation was prepared in accordance with the information obtained
from the Client and specifically on the basis of the following assumptions:

The subject property has clear and fully marketable title without any
historical claims;

That all necessary planning, building and other consents have been
obtained;

We have relied upon the information mentioned in Section: ‘Source of
Information’;

There are no Rights of Way, easements, and outgoings of an onerous
nature or restrictions on use affecting the property, which may have a
material effect on the value;

The site is not subject to any form of environmental contamination;

The property complies with any fire and life security codes,
environmental codes and any other regulatory requirements that may
exist.

The Market Value of the Property estimated by the Valuer is time-
specific and is valid as of the Date of Valuation. The Valuer shall not
be liable for any change in economic, legal or other factors which may
arise after that date and affect the Market Value of the Property;

Forecasts and projections contained in the valuation must be read
strictly in conjunction with the explanations, qualifications and
assumptions set out in the text. Such forecasts and projections
involve a significant element of subjective judgement and are
designed to assist buyers in considering possible outcomes. They are
not intended to give any assurance that any particular result or
outcome will occur. The assumptions on which forecasts and
projections are based are considered reasonable at the time of issue
of the valuation, but no assurance is given that they are correct or
exhaustive or that they will continue to be so in the future.



Tenancy

Specific Valuation
Assumptions

The building is totally occupied by a single tenant, which uses the whole
building for its own purposes. The tenants is a Government organisation
who rents the entire building for undefinite period. The rental contract was
signed in May 2006. The current monthly rent is €562,083, which is €16.5/sq
m/month. The per annum current rent is €625,000.

Our calculations start from 1st January 2012;
We have adopted voids of 6 months;

We assumed that the present single tenant —Government Treasury -
will stay in the property for additional 5 years.

We have adopted the following rent based on contract presented

below:
Office < 1,000 16.53

Source Jones Lang Lasalle;

We have also adopted allowance in respect of other non-recoverable
operating expenses at 1.00% of total income throughout our
calculations;

ERV we applied: €12.5

We have assumed annual capex — € 63,000 in the first year of the
calculation;

Based on the property’s location, projected achievable rental income
stream and expected position in the market we have applied a
discount rate of 9.00% and exit yield of 8.50%;

As a result the initial yield has been adopted at the level of 9.39%
before Capex deduction and 9.55 after Capex deduction.

Based on the above mentioned assumptions we are of the opinion
that Market Value of the Office Building at Alkotmany u. 3 H-1054
Budapest was € 6,200,000 as at 31st December 2011. Six Million Two
Hundred Thousand Euros (In words)



Appendix 1

GENERAL PRINCIPLES ADOPTED IN THE PREPARATION OF
REPORT AND VALUATIONS
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General Principles Adopted In The Preparation Of Valuations And Reports
These General Principles should be read in conjunction with the firm’s General Terms and Conditions of Business.

It is our objective to discuss and agree the terms of our instructions and the purpose and basis of the valuation, at the outset,
to ensure that we fully understand and meet our client’s requirements. Following are the general principles upon which our
Valuations and Reports are normally prepared; they apply unless we have agreed otherwise and specifically mentioned the
variation in the body of the report. Where appropriate, we will be pleased to discuss variations to suit any particular
circumstances, or to arrange for the execution of structural or site surveys, or any other more detailed enquiries.

1. Valuation Standards:
All work is carried out in accordance with:

(a) The Practice Statements contained in the RICS Valuation Standards published by the Royal Institution of Chartered
Surveyors (Sixth Edition), by valuers who conform to the requirements thereof;
(b) The Approved European Property Valuation Standards of the European Group of Valuers Associations (TEGoVA).

The standard adopted is set out in our report.

2. Valuation Basis:

Our reports state the purpose of the valuation and unless otherwise noted, the basis of valuation is as defined in the
appropriate valuation standard. The full definition of the basis which we have adopted is either set out in our report or
appended to these General Principles.

3. Source of Information:
We accept as being complete and correct the information provided to us by the sources listed, as details of tenant, tenancies,
tenant's improvements, planning consents and other relevant matters, as summarised in our report.

4. Disposal Costs and Liabilities:
No allowances are made for any expenses of realisation, or for taxation which might arise in the event of disposal. All property
is considered as if free and clear of all mortgages or other charges which may be secured thereon.

5. Documentation:

We do not normally read leases or documents of title. We assume, unless informed to the contrary, that each property has a
good and marketable title, that all documentation is satisfactorily drawn and that there are no encumbrances, restrictions,
easements or other outgoings of an onerous nature which would have a material effect on the value of the interest under
consideration, nor material litigation pending. Where we have been provided with documentation we recommend that reliance
should not be placed on our interpretation without verification by your lawyers.

6. Tenants:

Although we reflect our general understanding of a tenant’s status in our valuations, enquiries as to the financial standing of
actual or prospective tenants are not normally made unless specifically requested. Where properties are valued with the
benefit of lettings, it is therefore assumed, unless we are informed otherwise, that the tenants are capable of meeting their
financial obligations under the lease and that there are no arrears of rent or undisclosed breaches of covenant.

7. Measurements:

We do not normally measure premises unless specifically requested and base our valuation on the information made available
to us. Where measurement is undertaken this is carried out in accordance with either the relevant local codes or the Code of
Measuring Practices issued by the Royal Institution of Chartered Surveyors except in the case of agricultural properties or
where we specifically state that we have relied on another source.

8. Town Planning and Other Statutory Regulations:
Information on town planning is, wherever possible, obtained verbally from the local planning authority and, if confirmation is
required, we recommend that verification be obtained from lawyers that:-

(a) the position is correctly stated in our report;
(b) the property is not adversely affected by any other discussions made or conditions prescribed by public authorities;
(c) that there are no outstanding statutory notices.
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Our valuations are prepared on the basis that the premises (and any works thereto) comply with all relevant statutory and EC
regulations, including enactments relating to fire regulations.

9. Structural Surveys:

Unless expressly instructed, we do not carry out a structural survey, nor do we test the services and we therefore do not give
any assurance that any property is free from defect. We seek to reflect in our valuations any readily apparent defects or items
of disrepair which we note during our inspection or costs of repair which are brought to our attention.

10. Deleterious Materials:

We do not normally carry out investigations on site to ascertain whether any building was constructed or altered using
deleterious materials or techniques (including, by way of example high alumina cement concrete, wood wool as permanent
shuttering, calcium chloride or asbestos). Unless we are otherwise informed, our valuations are on the basis that no such
materials or techniques have been used.

11. Site Conditions:

We do not normally carry out investigations on site in order to determine the suitability of ground conditions and services for
the purposes for which they are, or are intended to be, put; nor do we undertake archaeological, ecological or environmental
surveys. Unless we are otherwise informed, our valuations are on the basis that these aspects are satisfactory and that,
where development is contemplated, no extraordinary expenses or delays will be incurred during the construction period due
to these matters.

12.  Environmental Conditions:

Unless expressly instructed, we do not carry out site surveys or environmental assessments, or investigate historical records,
to establish whether any land or premises are, or have been, contaminated. Therefore, unless advised to the contrary, our
valuations are carried out on the basis that properties are not affected by environmental contamination. However, should our
site inspection and further reasonable enquiries during the preparation of the valuation lead us to believe that the land is likely
to be contaminated we will discuss our concerns with you.

13. Value Added Tax
Valuations are prepared and expressed exclusive of VAT payments, unless otherwise stated.

14. Outstanding Debts:

In the case of property where construction works are in hand, or have recently been completed, we do not normally make
allowance for any liability already incurred, but not yet discharged, in respect of completed works, or obligations in favour of
contractors, subcontractors or any members of the professional or design team.

15. Confidentiality:

Our Valuations and Reports are confidential to the party to whom they are addressed for the specific purpose to which they
refer, and no responsibility whatsoever is accepted to any third parties. Neither the whole, nor any part, nor reference thereto,
may be published in any document, statement or circular, nor in any communication with third parties, without our prior written
approval of the form and context in which it will appear.
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Appendix 2

General Terms and Conditions of Business
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General Terms And Conditions Of Business

1. Introduction

These General Terms and Conditions of Business shall apply to all dealings between Jones Lang LaSalle and the Client and,
for the avoidance of doubt, shall be treated as applying separately to each instruction given by the Client to Jones Lang
LaSalle.

These General Terms and Conditions of Business apply where Jones Lang LaSalle provides services to a Client and there is
no written agreement for the provision of these services or, if there is, to the extent that these General Terms and Conditions
of Business do not conflict with the terms of that written agreement. Reference in these General Terms and Conditions to the
agreement means the written or informal agreement that is subject to these General Terms and Conditions of Business.

2. Jones Lang LaSalle

Jones Lang LaSalle means Jones Lang LaSalle Kift., with its seat at Alkotas ut. 50, 1123 Budapest or the other member of the
Jones Lang LaSalle group of companies that provides services or the relevant part of services.

3. Services

Jones Lang LaSalle is to provide all services to the specification and performance level stated in writing or, if none is stated, to
the specification and performance level that it ordinarily provides. Jones Lang LaSalle has no responsibility for anything that
is beyond the scope of the services so defined.

Jones Lang LaSalle performs all services through properly licensed agents.

4. Time

Jones Lang LaSalle is to use reasonable endeavors to comply with the Client's timetable, but is not responsible for non-
compliance unless the consequences of non-compliance have been agreed in writing. Even then, Jones Lang LaSalle is not
liable for delay that is beyond its control.

5. E-mail and on-line services

The Client agrees that Jones Lang LaSalle may where appropriate use the available electronic communication and systems in
providing services, making available to the Client any software required that is not generally available.

6. Duty of care to the Client

Jones Lang LaSalle owes to the Client a duty to act with reasonable skill and care in providing services, complying with the
Client's instructions where those instructions do not conflict with (a) these General Terms and Conditions of Business, (b) the
agreement or (c) applicable law and professional rules, including the code of ethics.

Jones Lang LaSalle has no liability for the consequences of any failure by the Client or any agent of the Client promptly to
provide information or other material that Jones Lang LaSalle reasonably requires, or where that information or material is
inaccurate or incomplete.

7. Duty of care to third parties

Jones Lang LaSalle owes a duty of care to no one but its Client. No third party has any rights unless there is specific written
agreement to the contrary.

8. Liability for third parties

Jones Lang LaSalle has no liability for products or services that it reasonably needs to obtain from others in order to provide
services.
(@) Jones Lang LaSalle may delegate to a third party the provision of any part of services, but if it does so:
(b) without the Client’s approval, Jones Lang LaSalle is responsible for what that third party does;
(c) with the Client’s approval or at the Client's request, Jones Lang LaSalle is not responsible for what that third party
does.
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9. Liability to the Client

The liability of Jones Lang LaSalle to the Client for its own negligence causing death or personal injury is unlimited, but
otherwise its liability is:

(@) limited to 2 (two) times the fixed fees amount agreed with Jones Lang LaSalle per occurrence or series of
occurrences arising from one event,

(b) excluded to the extent that the Client is responsible, or someone on the Client’s behalf for whom Jones Lang
LaSalle is not responsible under these General Terms and Conditions of Business,

(c) limited to direct and reasonably foreseeable loss or damage with no liability for indirect or consequential loss,

(d) (where Jones Lang LaSalle is but one of the parties liable) limited to the share of loss reasonably attributable to
Jones Lang LaSalle on the assumption that all other parties pay the share of loss attributable to them (whether or
not they do),

(e) not (so far as permitted by law) increased by any implied condition or warranty,

(f) inany case limited to @ maximum of € 1,000,000 (one million euro) in aggregate per annum.

Jones Lang LaSalle shall not be liable for any hidden defects in the real property sold, bought or leased, unless Jones Lang
LaSalle was aware of these defect and did not inform the client hereof.

10. Insurance

Jones Lang LaSalle agrees to purchase and maintain appropriate insurance policies, in particular professional indemnity
insurance, for an amount of not less than € 1 million per occurrence or series of occurrences arising from one event.

11. Indemnity from the Client

The Client agrees to indemnify Jones Lang LaSalle against all liability (including without limitation all actions, claims,
proceedings, loss, damages, costs and expenses) that relates in any way to the provision of services, except a liability that a
court of competent jurisdiction decides (or Jones Lang LaSalle agrees) was caused by the fraud, willful default or negligence
of Jones Lang LaSalle or of a delegate for whom Jones Lang LaSalle is responsible under the agreement.

12. Protection of employees

The Client agrees that (except for fraud or a criminal offence) no employee of the Jones Lang LaSalle group of companies has
any personal liability to the Client, and that neither the Client nor anyone representing the Client will make a claim or bring
proceedings against an employee personally.

13. Complaints resolution procedure

The Client agrees that it will not take any action or commence any proceedings against Jones Lang LaSalle before it has first
referred its complaint to Jones Lang LaSalle in accordance with Jones Lang LaSalle’s complaints procedure, details of which
are available upon request from the Compliance Officer, Jones Lang LaSalle Sp. z 0.0., ul. Saski Crescent, ul. Krolewska 16,
00-103 Warsaw.

14. Conflict of interest

If Jones Lang LaSalle becomes aware of a conflict of interest it is to advise the Client promptly and recommend an
appropriate course of action.

15. Confidential information
Jones Lang LaSalle must keep confidential all information of commercial value to the Client of which it becomes aware solely
as a result of providing services, but it may:
(@) use it to the extent reasonably required in providing services,
(b) disclose it if the Client agrees,
(c) disclose it if required to do so by law, regulation or other competent authority.
Jones Lang LaSalle will comply with personal data protection regulation.

16. Publicity
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Neither Jones Lang LaSalle nor its Client may publicize or issue any specific information to the media about services or its
subject matter without the consent of the other.
17. Intellectual property

Copyrights, patents, trademarks, design and other intellectual property rights in any material supplied by the Client, or in any
material prepared by Jones Lang LaSalle exclusively for the Client, belong to the Client.

Such rights in any other material prepared by Jones Lang LaSalle in providing services belong to Jones Lang LaSalle, but the
Client has a non-exclusive right to use it for the purposes for which it was prepared.

18. Remuneration

Where the fees and expenses payable for services are not specified in writing, Jones Lang LaSalle is entitled to:
(a) the fee specified by the relevant Regional Association of Real Property Intermediaries or other applicable
professional body or, if none is specified, to a fair and reasonable fee by reference to time spent, and
(b) reimbursement of expenses properly incurred on the Client’s behalf.

Where services are not performed in full, Jones Lang LaSalle is entitled to a reasonable fee proportionate to services provided
as estimated by Jones Lang LaSalle.

The Client must pay VAT at the rate then current on the date of issuance of a VAT invoice.

If an invoice is not paid in full within 30 (thirty) days from the date of issuance, Jones Lang LaSalle may charge interest on the
balance due at a daily rate of 2% above the base rate of PKO BP S.A. for real estate loans.

19. Assignment

The Client may assign rights and obligations arising from the agreement, but must first get the written consent of Jones Lang
LaSalle, which will not be unreasonably withheld.

20. Termination

The Client or Jones Lang LaSalle may terminate the agreement immediately by written notice to the other, if the other has not
satisfactorily rectified a substantial or persistent breach of the agreement within the reasonable period specified in an earlier
notice to rectify it.

Termination of the agreement does not affect any claims that arise before termination or the entitlement of Jones Lang
LaSalle to its proper fees or to be reimbursed its expenses up to the date of termination.

On termination Jones Lang LaSalle must return to the Client or, if the Client so wishes, destroy all Client information that is to
be kept confidential, but Jones Lang LaSalle may keep (and must continue to keep confidential) one copy of that information
to comply with legal, regulatory or professional requirements.

21. Notices

A notice is valid if in writing addressed to the last known address of the addressee and is to be treated as served:
(@) when delivered, if delivered by hand during normal business hours (where business hours next commence - if
delivered after),
(b) when actually received, if posted by recorded delivery,
(c) when actually received, if sent by ordinary mail, fax or electronic mail.

22. Governing Law
These General Terms and Conditions of Business and the terms of the instruction shall be governed and construed in

accordance with the laws of Hungary. All disputes shall be finally settled by the court of arbitration of the Hungarian Chamber
of Commerce in Budapest in accordance with the rules set forth for this court.
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Appendix 3

DEFINITION OF MARKET VALUE
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The Basis of Valuation

Our valuation is carried out on the basis of the property’s Market Value. This is defined in the RICS Red Book as:

‘The estimated amount for which a property should exchange on the date of valuation between a willing buyer and a
willing seller in an arm’s-length transaction after proper marketing wherein the parties had each acted
knowledgeably, prudently and without compulsion’

Interpretive Commentary, as published in International Valuation Standard 1 of the RICS Red Book:

3.2 The term property is used because the focus of these Standards is the valuation of property. Because these standards
encompass financial reporting, the term asset may be substituted for general application of the definition. Each
element of the definition has its own conceptual framework.

3.2.1.

3.2.2.

3.2.3.

3.2.4.

3.25.

3.2.6.

3.2.7.

‘The estimated amount...’

Refers to a price expressed in terms of money (normally in the local currency) payable for the asset in an
arm's-length market transaction. Market Value is measured as the most probable price reasonably
obtainable in the market at the date of valuation in keeping with the Market Value definition. It is the best
price reasonably obtainable by the seller and the most advantageous price reasonably obtainable by the
buyer. This estimate specifically excludes an estimated price inflated by special terms or circumstances such
as atypical financing, sale and leaseback arrangements, special considerations or concessions granted by
anyone associated with the sale, or any element of Special Value.

‘...a property should exchange...’

Refers to the fact that the value of an asset is an estimated amount rather than a predetermined or actual
sale price. It is the price at which the market expects a transaction that meets all other elements of the
Market Value definition should be completed on the date of valuation.

‘...on the date of valuation...’

Requires that the estimated Market Value is time-specific as of a given date. Because markets and market
conditions may change, the estimated value may be incorrect or inappropriate at another time. The valuation
amount will reflect the actual market state and circumstances as of the effective valuation date, not as of
either a past or future date. The definition also assumes simultaneous exchange and completion of the
contract for sale without any variation in price that might otherwise be made.

‘...between a willing buyer...’

Refers to one who is motivated, but not compelled to buy. This buyer is neither over-eager nor determined to
buy at any price. This buyer is also one who purchases in accordance with the realities of the current market
and with current market expectations, rather than on an imaginary or hypothetical market, which cannot be
demonstrated or anticipated to exist. The assumed buyer would not pay a higher price than the market
requires. The present asset owner is included among those who constitute ‘the market'. A valuer must not
make unrealistic assumptions about market conditions or assume a level of Market Value above that which
is reasonably obtainable.

‘...awilling seller...’

Is neither an over-eager nor a forced seller prepared to sell at any price, nor one prepared to hold out for a
price not considered reasonable in the current market. The willing seller is motivated to sell the property at
market terms for the best price attainable in the (open) market after proper marketing, whatever that price
may be. The factual circumstances of the actual asset owner are not a part of this consideration because the
‘willing seller’ is a hypothetical owner.

‘...in an arms-length transaction...’

Is one between parties who do not have a particular or special relationship (for example, parent and
subsidiary companies or landlord and tenant), which may make the price level uncharacteristic of the market
of inflated because of an element of Special Value. The Market Value transaction is presumed to be
between unrelated parties each acting independently.

‘...after proper marketing...’
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Means that the asset would be exposed to the market in the most appropriate manner to effect its disposal at
the best price reasonably obtainable in accordance with the Market Value definition. The length of exposure
time may vary with market conditions, but must be sufficient to allow the asset to be brought to the attention
of an adequate number of potential purchasers. The exposure period occurs prior to the valuation date.

3.28.  ‘..wherein the parties had each acted knowledgeably and prudently...’

Presumes that both the willing buyer and the willing seller are reasonably informed about the nature and
characteristics of the asset, its actual and potential uses and the state of the market as of the date of
valuation. Each is further presumed to act for self-interest with that knowledge and prudently to seek the best
price for their respective positions in the transaction. Prudence is assessed by referring to the state of the
market at the date of valuation, not with benefit of hindsight at some later date. It is not necessarily
imprudent for a seller to sell property in a market with falling prices at a price, which is lower than previous
market levels. In such cases, as is true for other purchase and sale situations in markets with changing
prices, the prudent buyer or seller will act in accordance with the best market information available at the
time.

3.29. ‘...and without compulsion...’

Establishes that each party is motivated to undertake the transaction, but neither is forced or unduly coerced
to complete it.

3.3 Market Value is understood as the value of the asset estimated without regard to costs of sale or purchase,
and without offset for any associated taxes.
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LOCATION MAP
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Valuation of David House, Budapest, Hungary
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Valuation of David House, Budapest, Hungary

Appendix 5

SITE PLAN
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Valuation of David House, Budapest, Hungary
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Appendix 6

CALCULATIONS



Cash Flow Input Assumptions

Alkotméany Office Building, Budapest, Hungary

Exchange Rates at 31st December 2011 1HUF = 0,00321 EUR

according to the Hungarian National Bank 1EUR = 1,34850 UsD |
1HUF = 0,00415 UsD |
1USD= 0,74156 EIR |

Indexation EUR-CPI 3,03%

Indexation US-CPI 3,53%

Indexation Fixed 0,00%

Indexation HUF-CPI 3,85%

Indexation EMRV 2,00%

Gross rental income per annum Valuation date 31/12/2011 Market Valuein  EURO
e 643 766 CF startdate 2012.01.01 | ¢ 6 200 000
| Uss 868 119)| Exit Yield 8,50%

Market Value in  USD

Netrental income per annum Discount Rate 9,00% | Uss$ 8 400 000|
[ ¢ 637 329)|
[ Uss 859 438)| Initial Yield 10,32% Value per sq m

| ¢ 1968
Yield on EMRV 741%

Annual EMRV Vacant duration 6 " months
e 472 500|
| Uss 637 166)| Cash flow calculation 10 year(s) Value per sqm

| Uss 2654
Valuation Currency EURO
Cash Flow calculated monthly

Total Lettable Area 3 150,00
Vacant Area 0,00

Vacancy 0,00% |

Local Currency HUF




iy TotalRent Incone:
T A Bl [ : : mm s Indexation BRY Parking ENRY BiRY ENRY Inderetion mn
I 2 Renewel  Nextte e i I A GETraing)
REOSREE s Aea Jease B Lt Lashd T W‘w ease length i Curincy ~ RentinCF A : Qver rented vonl‘o
No. AeaStatus Tenants Category inCF probalty  leasestat  Term Years) leases incore BIRV

underground permonth  perannum Nonth Frequency ~ Type Level Rae  Cumency EMRVInCF underround exemel  Curency underground edemal — monthly — amualy  month level

i | 8 0 6B H § B B 0 0w« H Beowlewld 8 0B +B B B 0 0B N Bewld 0B B Heowolwd B 0 0
Siyed  GovenmeTeasry 310 Q10K 01023 - W6 ney 43 § 165 [ 5 G484 G095 BMEMOD M3 fn Awaly  ERCP 3 15 R - P 1) 1] J) 2,[0%
Avergeuneipiedtem 43 64034 520895 G4

Discount rate 9,00%
Monthly discount 0,72%

Year 1 2 3 4 5 6 7 8 9 10

Annual CAPEX (nominal) 63 000

Annual Fit-out (nominal) 0

Letting fee 10,00%

Year 1 2 8 4 5 6 7 8 9 10

Annual Letting Fee (nominal) 0 0 0 0 47 250 0 0 0 0 0

Monthly CAPEX + Fit-out + Letting (nominal) 5250 0 0 0 3938 0 0 0 0 0

Year 1

Month 1 2 3 4 & 6 7 8 9 10 11 12
1,0000 0,9928 0,9857 0,9787 0,9717 0,9647 0,9578 0,9510 0,9442 0,9374 09307  0,9240

Monthly CAPEX + Fit-out + Letting (nominal) 5250 5250 5250 5250 5250 5250 5250 5250 5250 5250 5250 5250

Monthly CAPEX + Fit-out + Letting (discounted) 5250 5212 5175 5138 5101 5065 5029 4993 4957 4921 4 886 4 851

Annual CAPEX + Fit-out + Letting (discounted) 60 579 0 0 0 32187 0 0 0 0 0

Market Value 6200 000



Hungary

Cash Flows calculated ~ monthly All figures shown are ann
1jan.2012 31.dec.2012 31.dec.2013 31.dec.2014 31.dec.2015 30.dec.2016 30.dec.2017 30.dec.2018 30.dec.2019 29.dec.2020
30.dec.2012 30.dec.2013 30.dec.2014 30.dec.2015 29.dec.2016 29.dec.2017 29.dec.2018 29.dec.2019 28.dec.2020 28.dec.2021
YEAR 1year 2 year 3year 4 year 5 year 6 year 7 year 8 year 9 year 10 year
TOTAL INCOME 643 766 663 273 683 370 704 076 725 409 236 250 477225 486 770 496 505 506 435
EXPENSES % on income
Management fees 0,00%)| | 0 0 0 0 0 0 0 0 0 0
Vacancy rate 2,00%)| | 0 13 265 13 667 14082 14 508 4725 9545 9735 9930 10129
Unpaid rent 0,00%)| | 0 0 0 0 0 0 0 0 0 0
Other non-recov erable costs 1,00%) | 6438 6633 6834 7041 7254 2363 4772 4868 4965 5064
Marketing 0,00%| | 0 0 0 0 0 0 0 0 0 0
Property tax 0,00%)] | 0 0 0 0 0 0 0 0 0 0
TOTAL EXPENSES 3,00% 6438 19 898 20501 21122 21762 7088 14317 14 603 14 895 15193
NET OPERATING INCOME 637 329 643374 662 869 682 954 703 647 229163 462 908 472 166 481 610 491 242
RUNNING YIELD (Before CAPEX) 10,17% 10,27% 10,58% 10,90% 11,23% 3,66% 7,39% 7,54% 7,69% 7,84%
RUNNING YIELD (After CAPEX) 10,32% 10,42% 10,74% 11,06% 11,40% 3,71% 7,50% 7,65% 7,80% 7,96%
DISCOUNT RATE 9,00%)|
NPV NET INCOME PAID IN ADVANCE monthly 612 834 567 567 536 481 507 097 479323 140 035 265 351 248 310 232363 217 441
(in arrear) 2458 841
EXITYIELD 8,50%
YIELD on EMRV 741%
Average YIELD 8,86%)
CAPEX + Fit-out + Letting fees (nominal) Amount | 63 000 0 0 0 47 250 0 0 0 0 0
CAPEX + Fit-out + Letting fees (discounted) Amount | 60579 0 0 0 32187 0 0 0 0 0

MARKET VALUE (afler capex)

6 200 000 2430

€1968 / per sym
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Hungarian Economy

Key Macro-Economic Indicators

Key Macro-Economic Indicators: 2008-2014 2009 2010 2011F 2012F 2013F 2014F

Real GDP (% change) 0.6 6.5 1.1 1.5 -0.8 2.1 34
Real Consumer Spending (% change) -0.2 5.7 2.7 0.1 2.7 3.0 4.2
Real Imports of Goods and Services (% change) 55 -14.8 12.8 5.9 -2.8 25 44
Real Exports of Goods and Services (% change) 5.7 -10.2 14.3 9.0 0.6 37 46
Industrial Production Index (% change) -0.1 -17.6 10.5 5.3 3.0 44 5.0
Consumer Price Index (% change) 6.1 42 4.9 4.1 4.8 2.3 3.2
Policy Interest Rate (%) 10.0 6.25 5.75 7.0 7.75 6.0 5.25
Population (mil.) 10.02 10.0 9.98 9.97 9.95 9.93 9.92
Unemployment Rate (%) 7.8 10.0 11.2 10.9 11.0 10.9 10.8
Current Account Balance (% of GDP) 7.3 0.1 1.1 14 1.5 1.8 1.5
Exchange Rate (LCU/US$, end of period) 187.91 188.07 208.65 240.68 243.08 233.64 228.06
Exchange Rate (LCU/Euro, end of period) 261.53 270.92 278.79 312.93 320.85 320.10 321.57

[ ]
General overview

The open Hungarian economy is largely exposed to deteriorations in the economic and financial conditions in the
Eurozone. This comes from its relatively high levels of public and external debt, financing ratios, sizeable stock of
portfolio investment, Swiss franc-denominated mortgage debt and a mainly Western European-owned banking
sector. Due to the high debt levels, weak growth prospects and uncertainty about the country's ability to meet fiscal
goals, Moody’s decided to lower Hungary's debt rating from investment grade to speculative in November. Default
insurance costs of the country’s sovereign debt rapidly surged to a record high and the government announced its
outline for a new economic growth plan and acquire a financial safety net from the IMF based on a precautionary
agreement. In the wake of the downgrade the Hungarian Monetary Council raised the key rate by 50 bps to 6.50%
to defend the currency and limit capital flight, which was according to market expectations.

In December, the government recalculated the 2012 budget, as weaker growth forecasts and devaluing HUF put a
HUF 320 billion dent in the budget. To reach the 2.5% of GDP deficit target with a GDP growth at 0.5% for 2012
and a weaker HUF, the government decided to use HUF 200 billion from the national protection reserves, HUF
120 billion from further contributions of citizens who remained in the private pension funds and another HUF 20
billion from higher excise tax on tobacco products.

The national development minister submitted his resignation to focus on talks with the IMF and the EU in the
hope of reaching an agreement by mid January. Informal talks between the delegations broke down in mid
December after the Parliament scheduled to debate a bill on the new Central Bank Act which aimed to give the
central bank more rate-setters, a third deputy governor and require the board of directors to submit their agenda
to the government. The bill was passed at the end of December and although several changes were applied to
please the European Central Bank it made communication with the IMF bitter. The NBH hiked the base rate up
to 7% at the end of December while the next rate settling meeting is scheduled for 24 January. A further
increase of 50bps is expected in an attempt to strengthen the Forint until the government secures an IMF/EU
safety net.

By mid-January both S&P and Fitch downgraded the country, reflecting on the problematic situation with the
IMF, the EU and the deterioration in the country’s fiscal and external financing environment and growth outlook.
Informal talks with the IMF continued and it became clear that the country can only obtain a stand-by-agreement
instead of a precautionary one and only in case it shows a strong commitment to engage on all the policy issues
that are relevant to macroeconomic stability. The communication between Hungary and the IMF/ EU is changing
remarkably as the government finally started to show signs of its willingness to change the criticised laws. IMF



representatives also commented on the discussions as being “useful” and due to the easing tensions, the HUF
started to strengthen back.

Statistical figures

The global economic boom considerably lost impetus to date in 2011. Developed countries are forecast to
increase their economic performance this year by 1.6% on average, while developing and emerging states by
6.4%. A more dynamic growth in case of developed national economies is prevented by adjustments needed
because of problems on labour markets and fiscal disequilibria (high budget deficits and indebtedness). The
growth of the economic performance of the United States was slowing down to date in the year. The GDP became
1.8% higher on average in the first three quarters of the year. In addition to expenditures on consumption exports
contributed to the expansion of the northern America economy. In the region of Asia the gross domestic product of
Japan was declining from the beginning of the year, the performance decreasing by 0.8% in January—September
2010. The economy of China grew by 9.4%in the first three quarters of the year, though the rate of increase was
gradually losing momentum. Despite the slowdown the economy of the European Union (EU-27) increased by
1.8% on average in the 1st-3rd quarters of 2011 compared to the corresponding period of the previous year. The
engine of growth remained Germany (3.4%), although the rate of its expansion fell significantly. In the euro zone a
1.8% growth was recorded in the first three quarters. Similarly to the majority of developed countries the economic
growth of Hungary also lost impetus. The gross domestic product of Hungary increased by 1.4% in quarter 3 of
2011 and by 1.8% in the first three quarters of 2011 compared to the same period of the previous year. According
to seasonally and calendar-adjusted data, used for international comparisons, the rate of increase was 1.7%
compared to January—September 2010, which put Hungary in the middle of the ranking of Euro .

Although the external boom becoming less favourable was reflected by the external trade performance of Hungary,
too, on the expenditure side external trade is still the only factor of growth for the Hungarian economy. In the first
three quarters of 2011 the volume of exports and imports — along with a continuous deceleration measured within
the period — rose by 10% and 7.7% respectively. In the first nine months a surplus of HUF 1754 billion was
generated on external trade, which was equal to 8.6% of gross domestic product. In January-September the
exports and imports at constant prices of external trade in goods, accounting for the majority of international trade,
rose by 12% and 8.7% respectively. In the field of services exports and imports also expanded, by 4.4% and 1.7%
respectively. Domestic demand did not start to recover: in the period of January- September a decrease of 1.0%
occurred in domestic use as a consequence of the stagnation of actual final consumption and a significant fall of
gross fixed capital formation. Actual final consumption, representing more than eight-tenths of domestic use,
essentially stagnated on average in the first three quarters (- 0.1%). Within this the actual final consumption of
households hardly changed as well (+0.1%), while the volume of actual final consumption of government,
accounting for about one-eighth of actual final consumption, decreased by 1.4%.

Household final consumption expenditure was essentially unchanged in the first nine months of 2011 (-0.1%)
compared to the corresponding period of the previous year. In effect, final consumption expenditure was not
affected by the payment of real returns by private pension funds in August. However, the volume of social transfers
in kind — from the government and the non-profit institutions serving households — to households increased by
0.9%. The volume of gross fixed capital formation was 6.4% lower in the first nine months this year than one year
before, and the decreasing trend was further strengthened by a fall of 8.6% in the 3rd quarter. All this considerably
lowered the expansion of economic performance. According to investment statistics investments in the national
economy, accounting for the overwhelming part of gross fixed capital formation, were down by 5.4% in quarter 3
and by 4.5% in the first nine months. In January-September construction investments were significantly (15%)
lower than one year earlier, while investments in machinery and equipment rose (by 10%). The output of
investments was lowered in the majority of industries. As dwelling constructions went on decreasing investments in
real estate activities were 22% less than in the same period of the previous year. In case of transportation and
storage a fall of 23% was recorded, since investments were completed in several transport branches. Out of
industries having relatively large weight a considerable rise occurred only in manufacturing (28%), within which
volume increases were observed for the majority of branches as well. Primarily individual large investments
showed substantial growths in a few industries of relatively low weight: in mining and quarrying (33%) and in
human health and social work activities (44%). Additional rises were measured in scientific and technical activities
(12%) and in agriculture (4.3%). The stock of inventories in the 3rd quarter increased by HUF 175 billion at current



prices, however, the change of inventories had a negative impact on economic expansion for the first time after six
consecutive quarters. In quarters 1-3 the level of inventories rose by HUF 250 billion. In January-September 2011
the performance of the Hungarian economy from production (output) side was influenced by the continuously
decelerating industry as well as agriculture. The performance of agriculture rose by 27% over nine months, within
which very significantly, too, by 29% in the 3rd quarter. The considerable volume increase in the branch was
caused by improving yields. In January-September 2011 the gross value added by industry grew by 6.8%, mainly
as a consequence of the expansion of manufacturing by 8.1%, thus contributing significantly to GDP growth. In
quarter 3 the slowdown of the performance, lasting for a year, continued. The volume of industry rose by 3.5%,
while that of manufacturing by 4.6%. The slowdown was due to the high base as well as the deceleration of
external demand. The performance of export-oriented enterprises continues to be considered as the engine of
industrial production. Among manufacturing branches production increased considerably in the manufacture of
transport equipment, basic metals and fabricated metal products as well as machinery and equipment n.e.c. and in
textile industry.

According to the latest available data broken down by branches, the volume of industrial production in October —
along with deteriorating external conditions of recovery and the high base registered one year before — increased
by 3.0% compared to the corresponding period last year. Exports were up by 1.0%, while domestic sales fell by
6.3%. In the first ten months of the year the volume of production was 5.8% higher than one year earlier, with an
8.1% expansion of sales on external markets and a 5.3% decrease of domestic sales. Among the sections of
industry the volume of production in manufacturing in January—October grew by 6.2%, while the output of the
energy sector diminished by 1.4%. The volume of production in mining, having small weight in production, was
13.2% higher than in the same period of the previous year.

The forint price level of external trade grew by 1.5% in exports and by 2.7% in imports in January-September, so
the terms of trade deteriorated by 1.2%. Our national currency strengthened over a year by 2.4% against the major
currencies in the first nine months of the year, within which revaluations of 1.4% and 7.9% were measured against
the EUR and the USD respectively.

In the period of August-October 2011 and considering the 15-64 year-old population 36 thousand more people
were working than one year earlier. The number of employed persons came to 3 million 828 thousand, which was
0.9% higher than in August-October 2010. The employment rate of 56.6% calculated for this age group was 0.6
percentage point higher than in the corresponding period of the previous year.

According to the latest staff number data of institutional labour statistics there were 2 million 693 thousand
employees in the observed group of organizations in the national economy in the period of January-October 2011,
6 thousand (0.2%) less than one year before, which means a practically unchanged level. In the first four months
within the period somewhat more people were working, while in the months of May-October slight decreases were
observed in the staff number. In the different areas of the national economy trends of opposite direction continued
to be recorded.

In the first ten months of the year average gross earnings — based on accounting records — were HUF 209 900,,
4.6% higher in nominal terms than one year before. The monthly average amount of net earnings equalled HUF
139,200, which was 5.8% higher than in January-October 2010. Net earnings were HUF 142,200 at enterprises,
HUF 133,200 in the public sector and HUF 124,600 in the non-profit sector. Relatively significant, 7.4% and 8.1%
increases were recorded in earnings in the private and the non-profit sectors respectively, while a more modest,
1.3% rise was observed in the public sector.

The rate of increase of consumer prices — because of the substantial price rises of motor fuels as well as
electricity, gas and other fuels — accelerated further, so prices increased by 4.3% in November compared to the
same month of the previous year. The price rise in January—-November was 3.9% on average.

The consolidated, cash-based deficit of the general government (without local governments) — according to
preliminary data of the Ministry for National Economy — was HUF 1248 billion in the period of January— November
2011, HUF 57 billion less than in the same period of the previous year. The revenue of the general government
amounted to over HUF 11.9 ftrillion, its expenditure to HUF 13.2 trillion, which was 3.5% and 2.7% more



respectively than one year before. The purchase of a parcel of MOL shares increased expenditures by some HUF
500 billion, while the revenue from the Pension Reform and Debt Reduction Fund, received during the months of
October and November and amounting in total to about HUF 420 billion, raised the level of revenues. Among the
sub-systems the balance of the central government shows a deficit of HUF 1296 billion following a deterioration of
HUF 14 billion. Improvement was recorded in case of social security funds: the deficit of HUF 30 billion was HUF
71 billion less than in the same period last year. A surplus of HUF 79 billion was measured for extra-budgetary
funds, the same amount as in January-November 2010.

Budapest Office Market Overview
1 Stock and Supply

At Q4 2011 the Budapest modern office stock consisted of 3,158,900 sq m modern Grade ‘A’ and ‘B’ office
space. During the last 5 years the market saw a significant increase in the volume of supply as several new
projects have been completed, but it is important to mention that due to the strickt financing conditions and the
uncertain market environment the volume of speculative developments show a significant fall compared to
years such as 2008 and 2009.

In 2011, a total of 87,425 sq m new office space was completed, which is the lowest annual volume of the past 7
years. Only six new office buildings were completed, out of which one was an owner occupied development.
The new buildings of K&H Bank; Millennium H (11,980 sq m) and Millennium K (38,900 sq m) were handed over
in Pest Central South submarket while Laurus office building (14,016 sq m) and the office component of KOKI
Terminél ( 6,325 sq m) were added to the stock of the Pest Non Central submarket. All four buildings were
completed in Q4 2011. Additionally two other developments were completed at the first half of 2011: Calasanz
Downtown Offices in the CBD on 1,700 sq m and Officium, the office component of Akadémia Park development
on 14,500 sq m in Buda North. The average vacancy of the buildings completed in 2011 was 15.7% at
completion which clearly shows the trend that developers are not willing to start new constructions on a purely
speculative basis anymore.

Buda North
Buda Central
Periphery
Buda South

B Vaci Corridor

B CBD
PC North

B PC South

B Pest Non-Central

Source: Jones Lang LaSalle 2011



Table 1: Office Completions in 2011

Building name Size (sq m) Date of completion

CcDO 1700 Q12011 speculative
Officium 14500 Q2 2011 speculative
Millennium K 38 900 Q4 2011 Owner occupied
Millennium H 11 984 Q4 2011 speculative
Laurus 14 016 Q4 2011 speculative
KOKI 6 325 Q4 2011 speculative

Source: Jones Lang LaSalle Q4 2011

Looking ahead there is a very limited pipeline, hence annual volume of new completions will reach a historic low
in 2012. We expect only 35,500 sq m new office space to be handed over in three buildings, all of them being
speculative projects. That said the completion of these project might be postponed further to 2013 as they did
not manage to secure any pre-leases so far making construction works and further financing problematic. At the
moment we expect the following projects to be handed over: V 67 in Vaci Corridor by Spanish developers on
2,200 sq m (H1 2012), Green House by Skanska on 17,800 sq m in H2 2012 and Vaci Greens by Atenor on
15,500 sq m in H2 2012. Completion of the latest project is highly questionable as construction works have
been pending since year end 2011.

There are three offices in the pipeline to be handed over between 2013 and 2014 amounting to 53,000 sq m: the
third phase of Office Garden on nearly 18,500 sq m, the new KPMG headquarter on 20,500 sq m by Futureal,
and the prestigious Eiffel Palace 14,000 sq m in the CBD which will serve as PWC'’s new headquarter upon
completion. Neither of these developments started yet.

Table 2: Future Supply 2012-2014

Refurbishment

Building name Size (sq m) Year | Quarter or new
development

Green House 17 800 2012 Q4 New speculative
Vaci Greens A 15 500 2012 Q4 New speculative
V67 2 200 2012 Q2 new speculative
Office Garden Phase I 18 513 2013 H2 New speculative
Eiffel Palace 14 000 2014 Q1 New 64% prelet
K4 20 500 2014 Q1 New 50% prelet

Source: Jones Lang LaSalle Research Q4 2011

Table 3: Office completions in 2011 by Submarkets

Submarket ;I)Z = Percentage
CBD 1,700 1.9%
Pest Central South 50,880 58.2%
Pest Non-Central 20,340 23.3%
Buda North 14,500 16.6%

Source: Jones Lang LaSalle Q4 2011



Graph 1: Office Completion Levels and Future Supply
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Demand / Take-up

In 2010 total demand reached 306,650 sq m out of which 34.9% were lease renewals. Net take-up (including
new leases, expansions and pre-leases) represented 58.8% of the total demand and 6.3% was owner occupied
office occupancy. However the total demand slightly decreased compared to the previous year, the ratio of new
lease transactions versus renewals remained stable. In 2009 total demand reached 373,150 sq m out of which
renewals amounted to 121,620 sq m. apart of the large share of renewals there were several BTS transaction in
2009 as well which represented 78,700 sq m altogether.

Pre-lease activity within the market was low until 2008 (around 25,000 sq m per year) but in 2008 and 2009 the
market saw more significant pre-lease activity with 82,572 sq m and 52,181 sq m respectively per year. This
trend stopped in 2010 and pre-leases practically disappeared from the market as we registered only 7,468 sq m
of pre-lease activity. In 2010 only GTC Metro has managed to secure 100% tenancy before its completion but
this pre-lease agreement was signed in 2009.

The most significant office transaction was the move of Allianz Insurance into their new 17,202 sq m in owner
occupied office at K3. The three largest speculative transactions were all lease renewals: Ericsson in Science
Park (12,829 sq m), Sanoma in Szépvolgyi Office Park (8,500 sq m) and SAP in Graphisoft Park (8,500 sq m). A
total of 483 leasing transactions were closed throughout the year with an average size of 635 sq m.

Involvement of tenant representation agencies gains increasing importance by large occupiers as many future
office projects are offered for pre-lease and/or built-to-suit HQ. Tenants can now achieve favourable conditions
and rents with the experience of a professional advisor.

According to market expectations demand strengthened in 2011 on 2010. Gross take-up reached 394,650 sq m
which is a massive increase of 28.7% year on year . Net take up was also above the 2010 level. The volume of



new transactions, expansions, preleases and owner occupation reached 242,226 sq m which indicates an
increase of 21.6% year on year, again a positive trend in terms of demand.

The composition of the annual demand shows that renewals represented a high share in 2011, similarly to 2010
and 2009. Lease renewals had a share of 38.6% almost the same ratio as new leases with 38.8%. Expansions
represented 16.2% while preleases 5.8%. There was only one owner occupation accounting for a mere 0.6%.
The largest transactions were new leases signed in Q4 2011, a company from the public leased 20,800 sq m in
Spiral, while KFKI signed for 15,100 sq m in South Buda Business Park. Both buildings have been vacant for
several quarters therefore these new leases play an important role in the quarterly net absorption. There were
several large renewals as well: NSN extended its lease in CityGate on 13,000 sq m so did Raiffeisen on 11,900
sq m in Akadémia Center. Unlike 2010 two larger preleases were also signed in 2011. KPMG decided to move
in 2014 into a new office at Vaci Corridor, developed by Futureal on a total of 20,500 sq m. KPMG will occupy
8,500 sq m at first with a further expansion option on nearly 1,500 sq m. The other prelease transaction was also
signed by PWC on 9,000 sq m in Eiffel Palace located in the CBD.

Graph 2: Structure of Take-up in Budapest

100% -
0% -
80% A
70% -
60% A
50% -
40% -
30% A
20% -
10% A
0% T T T T T T

2005 2006 2007 2008 2009 2010 2011

M New B Expansion O Pre-lease O Renewal B Owner occupied

«Source: Jones Lang LaSalle Q4 2011

Having a closer look at the graph above, we can see that Budapest has been witnessing continuous growth in
net take-up until 2008. As the economic crisis hit the market the ratio of renewals rose while the share of new
transactions and expansions decreased. In 2011 renewals took 38.6% of the total demand while this ratio was
34.9% in 2010, 36% in 2009 and only 19% in 2008. Large corporations opted to renegotiate their current
premises and renew their lease, in some cases even before the lease expiry to be able to lock-in rents
considered by many to be at the lowest point of the cycle.

Although we expected that in 2011 we would record a lower share of renewals compared to 2010, there were
still many companies who decide to extend their lease agreements at their current locations. That said net take
up shows an increasing trend since 2009 even in case the growth is very limited.



4 Table 4: Major Deals 2011

Sub-market Building Size (sqm) | Type of deal
Pest Central South | Millennium Tower | Vodafone 10,500 renewal Q12011
Buda North Maross utca BC Edukacio 3,750 new Q12011
Buda Central Margit Haz Magyar 3,670 new Q12011
Tak.sz6v.Bank
Pest Non-Central Laurus Offices BDO Forte 3,600 prelease Q12011
Pest Central South | Millennium Tower Il | MSD 2,500 new Q12011
Buda South K2 Sykes 2,230 renewal Q12011
Pest Central South | Citygate NSN 13,000 renewal Q2 2011
CBD Akadémia Center Raiffeisen 11,900 renewal Q2 2011
Véci Corridor WECC Unisys 4,100 renewal Q2 2011
Pest Central South | IP West BT 3,300 renewal Q2 2011
Buda North Officium confidential 3,000 new Q2 2011
Buda Central Imperial Krisztina confidential 12,000 renewal Q32011
CBD confidential confidential 9,000 prelease Q3 2011
Vaci Corridor K4 KPMG 8,500 prelease Q3 2011
Pest Central South | Studium Nokia 6,500 renewal Q3 2011
PCN Park Atrium Deloitte 4,800 renewal Q32011
Vaci Corridor Optima A Zepter 3,345 renewal Q32011
Pest Central South | Arena Corner Citibank 3,140 expansion Q3 2011
Pest Central South | Arena Corner Citibank 3,000 renewal Q3 2011
Buda South IP West | NXP 2,600 renewal Q32011
CBD Ybl Palota Cameron Mckenna 2,500 renewal Q32011
CBD First Site Offices Plug and Work 2,400 new Q32011
Véaci Corridor Spirél confidential 2,000 new Q4 2011
Buda South South Buda BP KFKI 15,136 new Q4 2011
Véci Corridor Spiral confidential 8,000 renewal Q4 2011
Pest Central North | Rumbach Center confidential 4,860 new Q4 2011
CBD Bank Center Citibank 3,485 new Q4 2011

*Source: Jones Lang LaSalle Q4 2011

Out of the 596 transactions, which were signed in 2011, only 76 were signed for office space above 1,000 sq m
totalling to 249,770 sq m (66.3% of the total demand). Many smaller scale deals were signed hence currently the
average transaction size is around 663 sq m in Budapest, which shows an increase compared to previous years.

5 Table 5: Average deal sizes in Budapest from 2004 to 2011

Average Deal Size

Year
(sqgm)

2011 600
2010 635
2009 788
2008 745
2007 701
2006 590
2005 638
2004 663

Source: Jones Lang LaSalle Q4 2011



Vacancy

During 2011 the vacancy rate fluctuated between 20-21% reaching its lowest level of 19.2% by year end. This
was the result of the limited new supply with high prelease rations so as the strong net take up in Q4 2011. The
shrinking availability might seem convincing, but it is important to mention that several larger office buildings will
be vacated during H1 2012 after their former occupiers will relocate to their new headquarters. These buildings
are mainly old and of less modern quality therefore their new usages is highly questionable.

The highest vacancy rate is registered in the Periphery (32.2%) while Buda North has the lowest vacancy rate
(16.7%). The submarkets show significant difference in terms of vacancy. Buda Central (24.2%) and Pest North
Central (21.5%) are the two most oversupplied submarkets in Budapest apart of Periphery.

The below chart presents the stock and vacancy of each submarkets.

Graph 3: Vacancy and Stock in the Submarkets as at Q4 2011
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Rents

Office prime rents stood at €20/sq m/month at Q4 2011. This rental level can only be achieved in the best office
buildings in the CBD. Rental bands of each submarkets show a wide range as the pricing depends on the
location and the quality of the building as well as the public transportation access. Until the end of 2010 most
landlords were forced to decrease their asking rents and offer generous incentives in order to attract tenants.
This trend seems to be abating as we have experienced rental growth in some of the most popular and best
located buildings. This however only concerns a very limited number of buildings at the moment but we expect
rental stabilisation in the course of 2011 once the high oversupply starts to be absorbed. That said, rental
stabilisation applies for mainly modern, A category buildings. Older, B category offices might face difficulties as
their tenants leave behind their old premises to move into newer, more effective buildings. This will automatically
result in jumping availabilities which will have an impact on rental levels. Therefore we forecast a deepening
rental gap between A and B category buildings.

The rental decline caused by the crisis showed different patterns in each submarket. Prime products in prime
locations were able to maintain their asking rents relatively unchanged or experienced only a moderate fall. At
the same time the projects located in Non-Central submarkets did have to offer significant discounts. The
greatest rental decline was seen in the Periphery and the Buda South submarkets.



Graph 4: Rental Bands in the Submarkets
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In order to secure tenants in their buildings landlords are offering greater rental incentives. Beside the average
incentives (standard 70-30% fit-out, rent free period) landlords are willing to pay further incentives, such as moving
contributions or higher quality fit-out/greater fit out contribution. Projects outside the CBD and the most popular
office locations are still under pressure of oversupply, therefore the highest level of extra incentives are available in
these submarkets.

Investment Market Overview

While in 2010 the total transaction volumes in commercial real estate in Hungary for 2010 remained below € 300
million with less than € 200 million of institutional investment deals recorded for the full year by Jones Lang
LaSalle, Investment activity picked up in 2011 with more than € 230 million transacted in Hungarian assets during
the 4t quarter. The total volume of investment transactions for 2011 reached € 650 million.

The last weeks of 2011 were active with the closing of two major office portfolio transactions with Heitman, the
Chicago based real estate investment manager as the buyer in both cases. The first transaction was the creation
of a Joint Venture with TriGranit who sold a 74% interest in 4 office buildings located in the Millennium City Centre
project (Tower |, II, Il and the newly delivered Building H); the total consideration of the transaction amounted to €
151 million. The buildings located along the Danube, South of the city centre, are one of the most successful office
schemes in the city and have attracted prime tenants such as Vodafone, KBC, Nestle, Morgan Stanley, Prologis
and Lufthansa / Swiss. The second transaction was the disposal by the AVIVA Investors Central European
Property Fund of Alkotas Point, anchored by Unicredit Bank and Bayer and Science Park anchored by Ericsson
and Tata Consulting.

All major asset classes have traded during the year: The hotel segment was active with the transaction of 2 five-
star hotels (Intercontinental, Four Seasons), the retail segment witnessed the disposal of a partial interest in Arkad
Shopping Centre to ECE and the acquisition by Erste Real Estate of the Napfény Park in Szeged. The industrial
asset class was represented by Aerozone and M1 Business Park as part of the Europolis portfolio, however, close
to 60% of the total volume was transacted on office buildings with the Europolis, TriGranit and AVIVA assets
representing the main transactions of the year.



Some transactions which were expected to close in 2011 have been delayed — cancelled due to difficulties with
bank financing and this will remain a serious bottle neck in 2012 as a consequence of the general de-leveraging,
the evolution of financial markets but also the specific situation of Hungary on a macro-economic and political
front.

Further developments on the investment market are dependant upon the evolution of the financial markets in view
of the sovereign debt crisis and downgrades in the Euro zone and on the capacity to raise debt finance.

Based on our assessment of the market and relative pricing with Poland and the Czech Republic, we keep our
views on prime yields unchanged compared to Q3 2011 with a stable outlook.

The graph below shows transaction volumes in 2003 — 2011.

Graph 1: Investment volumes in Hungary 2003-2011
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The following table shows the main transaction in Hungary in 2011.

Table 14: Transactions in Hungary 2011

A Qu
St ‘ Property Name ea City  arter,
or (s Y,
ear
gm)
Office City Gate (65%) 24,200  Budapest
1,2011
Office Infopark A (51%) 12,200 Budapest Q1,2011
Office IP West | - V (65%) 31,000 Budapest Qf1, 2011
Industrial  AeToZone Budapest o500 vecsss  Qf, 2011
(51%)
Industrial M1 BP (51%) 69,000 Paty Q1,201
. Arkad Shopping
Retail Centre (33%) 48,400 Budapest Qf1,2011
Retail Napfény Park 29,477 Szeged Q1,201
Retail Tesco (solus) 6,804 Készeg  Q1, 2011
Retail Tesco (solus) 5,116 Dabas Q1, 2011

Estim
ated Vendor
NIY (%)
Oesterreichische
0/ *
8.50% Volksbanken
Oesterreichische
0/ *
8.35% Volksbanken
Qesterreichische
0/ *
8.00% Volksbanken
Oesterreichische
0/ *
8.50% Volksbanken
Qesterreichische
50%* Volksbanken
Unibail Rodamco
onf.
7.80%* Carion
8.25%* Private syndicate
8.25%" Private syndicate

Purchaser

CA Immo

CA Immo

CA Immo

CA Immo

CA Immo

ECE

Erste Real Estate

Erste Real Estate

Erste Real Estate



Hotel

Office

Office

Retail

Office

Hotel
Office

Office

InterContinental
Hotel

Focus Point
Portfolio of 21 class
B office buildings

OBI
Raiffeisen Back
Office

Four Seasons
Millennium Towers
LILILH (74%)
Alkotas Point,
Science Park

Capital Market Highlights

398*
7,200
45,000
12,800
14,750

179*
70,000

53,000

Budapest
Budapest
Various
Budapest
Budapest

Budapest
Budapest

Budapest

Q2, 2011
Q2, 2011
Q2, 2011
Q3, 2011
Q3, 2011

Q3, 2011
Q4, 2011

Q4,2011

n/a

n/a

11.00%

8.25%

n/a

n/a

n/a

n/a

Morgan Stanley (MSREF
Vi)

ORCO (Endurance Fund)
Magyar Telekom
Endurance Fund

Raiffeisen Real Estate
Fund
Avestus Capital Partners
TriGranit

AVIVA

Macro-economics declining with GDP growth expected at 0% in 2012

Toufic Aboukhater

Indotek

Associated
Network

Erste Real Estate
Private Investor

State Reserve
Fund of Oman

Heitman

Heitman

Financial safety net is being discussed by IMF, Stand by agreement is likely to be provided

Potential hike of personal income tax

Market fundamentals still worse than for peer CEE capitals

Lower, but remaining gap in pricing between vendors and buyers

A yield discount of approximately 50-75 bps compared to Poland / Czech Republic

Core institutional investors remain to be opportunity-driven for prime office and retail opportunities

Industrial and hotel investments will happen only in exceptional cases
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