SCHROEDER | WERT

Immobilienbewertung und Analyse

Dipl. Betriebswirt Steffen Schroeder
Immobiliensachverstandiger

/ Biro Lineburg:

Margeritenweg 9, 21360 Vogelsen
/ Biro Hamburg:

Zippelhaus 2, 20457 Hamburg

Tel: +49-4131-7061216
Mob.: +49 173 8988 072

Fax: +49-4131-7061186
st@schroeder-wert.de
www.schroeder-wert.de

USt-IdNr.: DE288115995

Consorsbank (BNP Paribas S.A.)
BIC: DABBDEMMXXX
IBAN: DE41701204008353529004

Ak

A% REISESHOP

VALUATION REPORT

Property: Office and retail property

Address: Walkerdamm 1, Hopfenstral3e 71
D-24103 Kiel

Prepared for: Prime Office A/S

Skt. Knuds Torv 3,3
DK-8000 Aarhus C

Purpose of valuation: Determination of the market value in accordance
with Red Book standard for internal accounting
purposes.

This valuation is an update of former reports.
Date of valuation: 31.12.2021
Date of inspection: 06.01.2021

Copy 1 0of 2



VALUATION REPORT update 2021
Office and retail property / Walkerdamm 1, Hopfenstral3e 71 / D-24103 Kiel | I I I ‘
B |

Table of Contents

No. Section Page
1 Executive Summary 3
2 Short description 5
2.1 Building construction 5
2.2 Building structure 5
2.3 Legal situation 6
24  Valuation comments 8
2.5 Market value and conclusion 11
3 Appendix 12

Steffen Schroeder | Immobiliensachverstandiger
Margeritenweg 9 | D-21360 Vogelsen | Tel: +49 (0) 173/8988072 page 2 of 48



VALUATION REPORT update 2021

1 Executive Summary

Basic information

Property Address: Walkerdamm 1
D-23568 Liibeck
Municipality distr.|Kiel
Federal state Schleswig-Holstein
Owner: PO Walkerdamm GmbH, Kiel
Date of inspection: 06.01.2022
Inspected units: 1 retail unit, cellar

Property

Use class:

office and retail property

Year of construction: 1990

Year of reconstruction: -

Year of refurbishment: -

Site area: 2,193 sq.m.

Surrounding area use:

office, retail, residential

Units areas Vacant Vacant areas %
units
Residential: 0 0 0 0 0%
Office: 6 3,750 1 220 6%
Retail: 5 1,076 0 0 0%
Storage: 2 162 1 35 22%
Parking lots: 14 0 0%
Garages: 77 0 0%
Others: Gastronomy 0 0 0 0 0%
Others: medical practice 0 0 0 0 0%
Others: 0 0 0 0 0%
Total 104 4,988 2 255 5%
Building materials:
Roof: timbers construction, mansard roof with concrete tiles
Windows: aluminium framed insulating glazing
Facades: brick stone, clinker
Basement: complete basement, massive construction
Staircases: concrete construction with artificial stone
Installations: average standard
Type of construction: steel concrete frame construction
Authorities
Building law: development pl: MK — mixed core use; building land
Environmental/contamination issues: Contamination suspicion, because of the former uses
Taxes: currently free
Preservation order: none
Encumbrances land register: 1 right, 2 easement (way-leave)
Encumbrances public obligations: 2 entries: way-leave
Steffen Schroeder | Immobiliensachverstandiger
Margeritenweg 9 | D-21360 Vogelsen | Tel: +49 (0) 173/8988072 page 3 of 48



VALUATION REPORT update 2021

e 1 I I | |
State of maintenance
(1) Very good condition - (4) Medium condition - (7) Very poor condition, in need of immediate repair

1) 1 2 3 5 6 7

State of maintenance roof:
State of maintenance windows:
State of maintenance facade:
State of maintenance basement
State of maintenance staircases
State of maintenance technical installations: X
State of maintenance other relevant issues:
Overall state of maintenance: X
Backlog: none

XXX XX+

>

Additional assessments

Location quality Residential: X
Location quality Commercial: X
Rent ability residential units: X
Rent ability commercial units: X
Sale ability: X
Eligibility for collateral in the short run:
Eligibility for collateral in the long run: X
Alternative use: X
Type of alternative use: Micro apartments

Method for the valuation: Discounted cash flow

>

Special conditions

Special conditions in the rental contracts: none
Special conditions in the purchase contract: n/a

Other information

Are there any interest between the tenants and
the owner:

Is the rent in the rental contracts specified for
each category of use:

Rental contracts including VAT yes
Other/additional relevant information: none
1) 1=best; 7 very poor

no

yes

Value

Date of purchase: n/a
Sales price within the last 2 years: n/a
Cap. Rate in 10 years: 5.75%
Discount rate: 3.75%
Market value: 9,800,000
Value per square meter useable area: 1,965 €/sq. m.
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2 Short Description

2.1 Building construction

Property type: Office and retail property

Year of ...: construction:
modernization:
refurbishment:

1990
none
underground parking 2019

Construction: Type of construction: steel concrete frame construction
Interior walls: concrete, light weight construction
Floor slabs: reinforced concrete
Facade: brick stone, clinker
Windows: aluminium framed insulating
glazing
Roof: timbers construction, mansard roof
with concrete tiles
Staircase: reinforced concrete with artificial
stone
Balconies: none
Installations: Heating: long distance heating
Warm water: partly centralised, partly electric flow
heaters
Electrical: average quality
Lift: 2-person elevator
Others: automatic CO* exhaustion in the
parking garage; local air condition
Fitting quality: Office: simple to medium
Retail: simple
Other special fittings: none

Condition of the building:

Latest modernization/ maintenance:

2.2 Building structure
Number of buildings:

Building structure:

The building is overall in an average age-appropriate condition.
No value influencing damages are assumed.

In 2019 the concrete columns in the underground garage were
repaired and partly the floor cover renewed as well as the
sealing of the concrete ceiling above the underground car park
in the yard area, which was provided with new bituminous
cover.

A sum of about €550,000 was invested for this refurbishment
and repairin 2019.

1

Basement: storage, parking garage, technics
Ground floor: retail units
Upper floors: office
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Units, areas and income:

rental units space vacancy current rent
occup. vacant total | occup. vacant total rate €/sq. m. | total (month)
residential 0 0 0 0 0 0 0.0% 0.00 0.00 €
office 5 1 6 3,531 220 3,750 5.9% 10.04| 35453.92€
med. pract. 0 0 0 0 0 0 0.0% 0.00 0.00 €
retail 5 0 5 1,076 0 1,076 0.0% 8.25 8876.61€
hotel 0 0 0 0 0 0 0.0% 0.00 0.00 €
gastro 0 0 0 0 0 0 0.0% 0.00 0.00 €
storage 1 1 2 127 35 162 21.7% 2.27 287.96 €
special 0 0 0 0 0 0 0.0% 0.00 0.00 €
sub.comm. 11 2 13 4,733 255 4,988 5.1% 9.43 44,618.49 €
subtotal 11 2 13 4,733 255 4,988 5.1% 9.43  44,618.49€
parking out 14 0 14 0.0% 52.94 74120€
parkingin 68 9 77 0.0% 54.42 3,700.79 €
other 0 0 0 0.0% 0.00 0.00 €
total 93 11 104 4,733 255 4,988 49,060.48 €
total p.a. 588,725.76 €
Tenant quality: The main tenant accounting for almost 50% of the annual
income is the administration of the University Clinic Schleswig-
Holstein, which is one of the biggest employers of the federal
state with 12,500 employees.
The company is owned by the government and therefore
considered as a very solvent tenant.
Last year the tenant extended the lease for two more years.
All other tenants are small local companies or individuals with
an expected average credit standing, but they are mostly
established in this location.
The tenants are estimated to have a medium reliability.
The traveler shop reduced the rent level when the lease was
prolonged in 2020.
2.3 Legal situation
Building law: Zoning plan M - Mixed use area
Development plan from 1984
MI - mixed use,
floor to area ratio 2.4,
site coverage index 0.6
Special local constitutions: None
Land register: Rights (no changes assumed):

1. Easement of access - Right in favour of the owner of
Walkerdamm 1 to cross the plots 802 and 889

Thisrightis also recorded in chapter Il of the land register of the
plots 802 and 889, which are owned by the neighbour

Encumbrances:
2. Easement of access - way-leave on the plots 749, 802 for
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Register of public obligations:

Register of contaminated sites:

Preservation order:

Status of taxes and contributions:

Other not registered agreements:

Building permission:

e 1 I I | |
the city of Kiel
3. Easement for the Stadtwerke Kiel to lay a pipe and to
maintain a cable distribution cabinet for the street
lightning.

The entries do not have any significant impact in view of the
current building development.

1. Way-leave for a driveway with a breadth of 5m on the plots
749, 802 for the owners of the plots: 725, 744,747,748, 751,
754,756, 758

2. Unlimited way-leave for the owner of the plots 725, 748 to
reach the driveway to the underground garage in a
breadth of 3.20m.

The entries do not have any significant impact in view of the
current building structure.

Contamination suspicion, because of the former uses (brewery,
market hall, car garage and petrol station).
But no entry in the register of contamination.

For the valuation we imply that the plot is free of
contamination.

The building is not listed as an ancient monument.

The plot is currently free of encumbrances through taxes and
contributions (no changes assumed).

None available
The planning permission is not included in the available

documentation. The material legality of the existing building
development is assumed.
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2.4 Valuation comments

Valuation model:

Comments on rent level:

The analysis is based on a discounted cash flow analysis of the
property with a 10-year view and a resale of the property at the
end of year 10 (calculation see appendix). In this valuation
model we use an equivalent yield for discount and resale that
implicitly accounts for inflation and growth as well as the
current property and the investment market including the
particular characteristics of the property such as letting
situation, location and building quality.

Office

Market rents for office space in Kiel:

4 Simple/ standard locations 5.50 to 7.00 €/sq. m.
4 Medium/ average locations 7.00 to 9.00 €/sg. m.
4 Good location 9.00to 11.00 €/sg. m.
4 Best location/ new building 13.00t0 16.00€/sq. m.

Rental offers for office space in the surroundings:
4 Radius 1km 5.10to 16.52 €/sq. m.

The vacant unit on the attic floor is since one year offered for
11.00 €/5q. m..

Most of the current rental offers are in buildings, which are
comparable to the valuation property. Highest rent levels are
only attained in new modern buildings at the harbour.

The average rents have slightly increased in the last year.

The rent levels in the building differ between 8.53 and 10.45
€/sq. m., which is partly below the market for good inner city
locations.

We estimate a sustainable market rent of between 9.75 and
10.00 €/sq. m.

Retail

Market rents for retail space in Kiel:

4 Simple/ standard locations 6.00 t0 9.00 €/sq. m.
4 Medium/ average locations 9.00 to 16.00 €/sq. m.
4 Good and best locations 40.00 to 60.00 €/sq. m.

Asking rents for retail space in the surroundings:
4 Radius 1km, > 100 sq. m. 6.01 to 29.81 €/sq. m.

The market situation has slightly decreased again, especially
the premium rent level. Latest retail center developments in
Kiel city have improved the attractiveness of the inner city
shopping location, but also the retail stock overall. The result is
an increased oversupply of retail areas for rent in Kiel and a
pressure on the rent level, especially in B-locations away from
the malls and high streets.

Therefore Kiel remains a tenant market.

This correlation is also measurable within the evaluated
property with retail rents of between 5.17 and 10.27 €/sq. m.
depending on visibility and size. The latest contract was closed
or prolongated at 8.50 €/sq. m.
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Comments on the lease terms/
conditions:

Tenant improvements:

Deferred maintenance/Capital
expenditures:

Saleability:

Lettability:

Alternative use:

Capitalisation rate (resale):

Discount rate:

The rents are within the market range with the lowest level
along the less visible Walkerdamm.

We estimate the current rent as sustainable and not
increasable.

Storage:
The storage space together with office units in the basement is

leased on market level.

Parking spaces:
The rents of the parking lots range between €40 and 66 per lot.

The rent for locally offered parking lots varies from €40 to €80.
Higher prices are called for inside parking.
We estimate a rent of at least 60.00 €/space as sustainable.

For an overview of the commercial contracts please see
appendix.

Additional information:

4 The tenant pays all recoverable costs based on the law and
is responsible for small repairs

4 Partly tenants pay additional administration cost

In order to re-let a unit the landlord has to improve the unit to
meet the requirements of a new tenant.

Tenantimprovements of 100 €/sq. m. are calculated for all units
depending on an estimated tenant change.

Deferred maintenance:
none

It is an average quality building in a sustainable location, but
with a tough competitive position in Kiel city center.

But overall the investment demand is good and the income is
on a stabilized level. We estimate an average saleability.

There is a balanced competition in the Kiel office market with
less new development but a lot of older buildings. The demand
is only local.

The letting of retail space is more difficult; due to the
improvement of the Highstreet and City Centre, B-locations are
under pressure and a longer marketing period is expected.

We estimate a medium lettability.

None - the existing use is sustainable

The chosen capitalisation rate is used to calculate the
supposable resale value of the property in 10 years.

Based on a market situation comparable to today and in
consideration of the basic advantages and disadvantages of
the property a cap rate of 5.75% was chosen (due to better
market conditions).

Theyield is used to calculate the present value of the cash flows
over a 10-year term. The used valuation model is based on an
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equivalent yield that implicitly accounts for inflation and
growth.

The advantages of the property are the inner city location with
good traffic connection near to the main station and that it is
completely occupied. A disadvantage is the stagnating rent
development and the mostly simple to average fitting quality
as well as the short remaining lease terms.

Based on the expected investment risk and the current market
situation we assess a discount rate of 3.75%.

This yield leads to a gross multiplier which is in the medium
range of comparable sales and in the market range for older
properties in sustainable locations.

Market trends: LOCATION GROSSYIELD  TREND
very good 50-55 N
good 55-62 -
average 60-70 -
simple 70-80 N
Purchasers cost: An asset deal is assumed. Cost for broker, legal and transfer tax

have to be deducted from the capital value.

Legal 1,00%

Transfer Tax  6,50%

Broker 3,00%

Total 10,50%
Market value per sq. m. 1,965 €/sq. m.
Comments on the sales price: n/a

Steffen Schroeder | Immobiliensachverstandiger
Margeritenweg 9 | D-21360 Vogelsen | Tel: +49 (0) 173/8988072 page 10 of 48



VALUATION REPORT update 2021

2.5 Market value and conclusion

Based on our calculations and in accordance with Red Book we estimate the market value of the property
Walkerdamm 1, D-24103 Kiel on the date December 31, 2021 at

9,800,000.00 €

in words: nine million eight hundred thousand Euros

Conclusion:

The property is an office and retail building with an underground garage. It is an average quality building
in a B-location in the Kiel city center, sustainable for office use, but partly simple for retail use, away from
the pedestrian stream, but with a stable income on a low level.

The slightly positive sentiment in the investment market after the Corona pandemic leads to slightly higher
estimation of the market value.

We estimate only an average eligibility for collateral in the long term and short term.

Hamburg, 14/01/22

I lav—

Steffen Schroeder
Immobiliensachverstandiger

No conflict of interest
We confirm that we have no conflict of interest, either with the Borrower or with the properties in question. We also confirm that the valuer does
not benefit (other than from receipt of the valuation fee) from this valuation instruction.

Copyright
The Client assures that all valuations, reports, plans, drafts, renderings, tables and calculations will only be used for those purposes specified in the

contract and will not be published without the prior consent of the valuerin each individual case. The Client will only pass on the results of Advisor’s
work to third parties, even if directly connected with the Client, with the explicit prior written consent of the Advisor.

Indemnity insurance
The valuer assures that the amount of their professional indemnity insurance is limited to €2.5 million on a per case basis.
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3 Appendix

Appendix 1
Appendix 2
Appendix 3
Appendix 4
Appendix 5
Appendix 6
Appendix 7
Appendix 8
Appendix 9
Appendix 10
Appendix 11
Appendix 12
Appendix 13

Comparables

Conditions of the rental contracts
DCF Calculation Layout plan
SWOT Analysis

Macro - micro location analysis
Cadastral map

Copy of land register

Statement of the Environmental Agency
Register of public obligations
Preservation order

Status of taxes and contributions
Photo documentation

Layout plan
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Comparables Appendix 1

Sales comparables

price
€/m?

usable | purchase

#‘ year type ‘ location ‘ YOC multiplier

area price

1 office building Kronshagener 54,750,000 €

2 Mixed use Holtenauer Str| 1905/2020 4,240,000 € 3,461
3 office/ comm. Elisabethstr. 1,465,000 € 1,744
4 office/ comm. Holstenstr. 3,200,000 € 1,864
5 office/ comm. Holstenstr. 10,000,000 € 3,030

14,731,000€ 1947 2,508 €

Asking office rents in neighbourhood

Distance km |sq.m. rent ‘ €/m? Notes

0.3| 95.48( 900.00 9.43|Building from th 1960ies
0.3| 317.00{ 3,300.00{ 10.41
0.3| 242.00( 2,150.00 8.88
0.5 93.00f 921.00 9.90
0.7] 87.00f 850.00 9.77

Asking retail rents in in neighbourhood

Notes

Distance km |sq.m.| rent ‘ €/m?

0.5 180]| 1,260.00 7.00|C-location

0.4 108| 1,190.00 11.02|City location

0.6 160( 4,500.00| 28.13|Highstreet

0.6 450( 4,500.00| 10.00(B-location

0.4 4441 9,150.00( 20.61|New Building Bootshafen
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Conditions of the rental contracts Appendix 2
nits Interestbetw.| Start of | End of Prolong.atuonl Space sq. | current | current income Rentadjustment Remarks
tenant/ owner | contract contract option m. €/sqm month
office 1 no 21968 0.00 0.00 vacant since
01.01.2021
office university 3 no 01.08.2010 31.12.2022 2,503.27 1045 26,149.88[100% CPl adjustment p.a. |€6,909 p.a.admin
costs paid by
tenant
office tax advisor 1 no 01.07.2010 30.06.2023 [none 518.81 9.57 4,966.61]100% CPl adjustment p.a. |2% admin cost
paid by tenant
office social office 1 no 01.05.2010 30.04.2023 [none 508.42 8.53 4,337.431100% CPl adjustment p.a. |1.5% admin cost
paid by tenant
retail tattoo studio 1 no 01.10.2019 31.10.2024 ([none 243.72 8.50 2,071.62(5 points CPl change -> 100 |4% admin cost
% adjustment paid by tenant
retail party office 1 no 01.02.2014 31.01.2023 [none 110.00 7.89 867.78110 points CPl change->
100 % adjustment
retail travel wear shop 1 no 01.02.2011 31.01.2025 |none 383.59 8.52 3,268.19[100% CPI adjustment p.a.
retail care of 1 no 01.06.2011 31.05.2023 179.93( 10.27 1,848.0415% CPI change -> 100%
handicapped adjustment
poeple
retail yoga training 1 no 01.11.2013 30.09.2022 |yearly 158.78 517 820.98|100% CPl adjustment p.a.
prolongation
storage 1 35.16 0.00 0.00
storage 1 no 01.07.2010 30.06.2023 126.77 2.27 287.96
0.00
0.00
parking out 14 52.94 741.20
parking out 0.00
parkingin 68 5442 3,700.79
parking in 9 0.00
104 4,988.13 49,060.48 WALT in years 131
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DCF Calculation Appendix 3

Gross Rental Income

current sustain. Lease-up R?nt
tenant N?' space rent rent period adjus.t- year2 year3 year4 year5 year6 year7 year8 year9 year 10 resale
units sqm . mentin
€/sqm €/sqm  inmonths
years
office (vacant) 1 219.68 10.00 3 19,771 26,362 26,362 26,362 26,362 26,362 26,362 26,362 26,362 26,362 26,362
= office (hospital administration) 3 2,503.27 1045 9.75 313,799 146,441 292,883| 292,883 292,883| 292,883| 292,883 292,883| 292,883 292,883 292,883
‘O |office (tax advisor) 1 518.81 9.57 10.00 59,599 57,048 62,257 62,257 62,257 62,257 62,257 62,257 62,257 62,257 62,257
g office (social counseling) 1 508.42 853 10.00 52,049 54,251 61,010 61,010 61,010 61,010 61,010 61,010 61,010 61,010 61,010
g retail (shop) 1 243.72 8.50 8.50 24,859 24,859 22,816 20,688 24,859 24,859 24,859 24,859 24,859 24,859 24,859
retail (party office) 1 110.00 7.89 7.89 10,573 9,430 10,893 11,056 11,222 11,390 11,561 11,735 11,911 12,089 10,415
retail (travel wear shop) 1 383.59 8.52 8.50 39,218 39,218 39,218 34,243 39,126 39,126 39,126 39,126 39,126 39,126 39,126
retail (daycare for handicapped g 1 179.93 10.27 10.00 22,176 20,484 21,592 21,592 21,592 21,592 21,592 21,592 21,592 21,592 21,592
retail (fitness studio) 1 158.78 517 5.00 8,579 9,527 9,527 9,527 9,527 9,527 9,527 9,527 9,527 9,527 9,527
storage (vacant) 1 35.16 3.00 3 949 1,266 1,266 1,266 1,266 1,266 1,266 1,266 1,266 1,266 1,266
storage (tax advisor) 1 126.77 227 2.50 3456 2,680 3,803 3,803 3,803 3,803 3,803 3,803 3,803 3,803 3,803
o parking out (outside occupied) 14 52.94 55.00 9,240 9,240 9,240 9,240 9,240 9,240 9,240 9,240 9,240 9,240 9,240
-£ [parking out (outside vacant)
§ parking in (inside occupied) 68 54.42 60.00 48,960 48,960 48,960 48,960 48,960 48,960 48,960 48,960 48,960 48,960 48,960
parking in (inside vacant) 9 60.00 12 6,480 6,480 6,480 6,480 6,480 6,480 6,480 6,480 6,480 6,480
Total 104 4,988.13 613,229 456,246 616,306 609,367 618,587 618,755 618,926 619,099 619,275 619,454 617,779
Non Recoverable Cost
management 2.00% -12,265 9125 -12326 -12187 -12372 -12375 -12379 -12382 -12,386 -12,389 -12,356
running maintenance 8.50€/sqm -42,399 42399  -42399 42399 42399  -42399 42399 -42399  -42,399 -42,399 -42,399
cost of tenant fluctuation (vacancy)
other NRC
Total of nonrecs 8.91% -54,664 -51,524 -54,725 -54,586 -54,771 -54,774 -54,778 -54,781 -54,785 -54,788 -54,755
| Net Rental Income 558,566 404,722 561,581 554,780 563,816 563,981 564,148 564,318 564,491 564,666" 563,025
Capital Expenditures
deferred maintenance
capex
tenant improvements/ modernisation -3970  -47,538 -250,327  -31,366
Property resale Cap Rate 5.75 % 9,791,735| 9,791,735
Net Cash Flow 554,596 357,184 311,254 523,415 563,816 563,981 564,148 564,318 564,491 10,356,401
|Dis:ount Rate 3.75 % 534,551 331,830 278,709 451,745 469,026 452,205 435,990 420,358 405,288 7,166,842
Net Present Value 10,946,544 €
Tansaction cost 10.50% -1,149,387 € For Information
Value 9,797,157 € Multiplier on current rent 16.65 Price per sqm 1,965
Market Value (rounded) 9,800,000 € Multiplier on sustainable rent 15.86 Resale multiplier 15.81
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SWOT analysis Appendix 4
Strengths: 4 Sustainable inner city B-location with good accessibility and visibility from
the street
4 Comprehensive number of parking lots in an underground garage
4 Solid building quality with a sufficiently flexible structure
4 Overall good demand for office buildings in C-city centre locations
Weaknesses: 4 A location away from the pedestrian stream and a simple quality for retail
lead to a low rent level on Walkerdamm
4 Short-term leases
A4 Retail rent level below the office rent level in the building
4 Simple fitting quality of the rental space
Opportunities: 4 Slightly increasing office rent level in the future due to less new office
developments
4 Growing service sector leads to a higher demand for office space in the city
Threats: 4 Mostly stagnating office rent level over the last years
4 Declining retail rent level in the local market, especially in the prime
segment
4 30 year old building with an increasing basic modernization risk
4 Stagnating medium term income of the property without any special
increase potential
4 The economic consequences of the Corona crisis are still impacting the real

estate market
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Macro location analysis on city level Appendix 5
Macro location map: A
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City: Kiel (capital of the federal state)
Socio-demographic facts: Inhabitants: Approx. 247.548 (+2.5% in 5 years)
Unemployment rate: city 7.0%/ Germany 5.1%
Purchase power index: 89.3 (German average = 100)
Key facts: Kiel, as a harbour city at the Baltic sea, is an intersection of the ferry and goods

traffic to Scandinavia and the eastern European countries since the 1960ies. The
capital of the federal state is situated near the Kiel Canal (Nord-Ostsee-Kanal),
which is one of the most frequented waterways of the world.

Kiel is the cultural and economic centre of the northern part of Schleswig-
Holstein. A university with 29,000 students, a comprehensive retail landscape
as well as the adjacent Baltic Sea provide a high quality of life and leisure.

Kiel is worldwide known for the “Kieler Woche”, Germany’s sailing event with
more than 3 million visitors each year.

Economic trends: Kiel's economic structure is widely diversified and the city is more and more

developing into a high-tech industry and a tourist location with an increasing
portion of the service sector. But the local economy is still in a restructuring
process from a harbour and ship industry to the service business, driven by
young people and students as well as the increasing number of inhabitants.
Currently, the economy is recovering after the Corona pandemic.
The index of the economic climate of Schleswig-Holstein in the 3™ quarter 2021
is at 116.4 and for the second time in a row it is above the long-term average of
111.2 points. The economy in Schleswig-Holstein has rapidly stabilized again
since the crisis-related slump in 2020.

Steffen Schroeder | Immobiliensachverstandiger
Margeritenweg 9 | D-21360 Vogelsen | Tel: +49 (0) 173/8988072 page 17 of 48



VALUATION REPORT update 2021

Micro-location analysis on vicinity level

Appendix 6
Micro-location map:
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Surroundings: The district “Vorstadt” is part of the inner city (CBD) of Kiel with the central

station and an agglomeration of shopping malls, like “Sophienhof”, shopping
streets and office locations. It is characterized by commercial and mixed-use
buildings with an urban supply of shops and restaurants.

Hopfenstralle is a parallell street to the pedestrian zone and the Sophienhof
(sheltered retail centre). The neighbourhood is characterized by mixed-use
with retail shops on ground level and offices or residential use on the upper
floors. On the opposite street side of Hopfenstral3e is a department store
(Karstadt and the Sophienhof).

The nearby intersection Hopfenstralle/Ziegelteich is highly frequented and
offers a view on the valuation property.

In the neighbourhood along Walkerdamm are new high class appartment
houses which have improved the appearance of the street view.

Distance: Public transport: ~ Bus station in 200m
Motorway: A 215 AS Kiel-Westring in 1.5km
Railway: Kiel central station in 400m
Airport: Hamburg-Fuhlsbuttel in about 1 hour by car
City centre: Kiel city centre in 100m

Assessment of the

Medium quality for office - established inner city location.
location quality:

Simple to medium for retail - well accessible but especially Walkerdamm is
definitely aside the main pedestrian flow.

Steffen Schroeder | Immobiliensachverstandiger
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Market situation

Appendix 7

German investment
market:

Invest turnover commercial real estate
Germany
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Main market trends:

4  The pandemic continues to influence the markets in the first half of 2021,
but a recovery is clearly visible in the 3rd quarter of 2021.

4 The transaction volume shortfall compared with the five-year average
was almost made up in the first three quarters of the year.

4 Investors are reacting with a change in investment focus; risk-free
investments (core asset class) are in even greater demand than before
and properties with letting risks such as non-food retail or offices in B-
locations have seen a decline in demand.

4 Berlin leads from January to September 2021 with a transaction volume
of around €6.8 billion, followed by Frankfurt (around €4.5 billion) and
Munich (around €4.0 billion) - Hamburg is in fourth place with around
€2.1 billion.

4  Office properties will continue to be the asset class with the highest
volume in H1 2021 (approx. 50%).

4 Thelack of core products increases the transaction share of forward deals
and project developments

4 Primeyields remain at historically low levels, below 3% for top properties
in metropolitan areas. For this year, however, the level is likely to
stagnate in most of the regions.

4 Due to missing alternative investment opportunities with a similar risk-
return profile, demand for commercial real estate is likely to remain very
high in the future.

4 Kielis asmall investment location, the commercial real estate investment
turnover in the last 5 years was approx. €130 million.

Kiel Investment market:  Prime gross yield office property: 4.7%
Prime gross yield retail property: 53%

The market situation for retail real estate continues to be dampened, especially

for non-food-retail.

Steffen Schroeder | Immobiliensachverstandiger
Margeritenweg 9 | D-21360 Vogelsen | Tel: +49 (0) 173/8988072
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Cadastral map

Appendix 8

Auszug aus dem
Liegenschaftskataster
Liegenschaftskarte 1:1000

Erstellt am 18.12.2014
Flurstick: 748 Gemeinde: Kiel
Flur: 16 Kreis: Kiel

Gemarkung: Kiel-M

Landesamt fir
Vermessung und Geoinformation
Schleswig-Holstein

Erteilende Stelle: Katasteramt

Kronshagener Weg 107

24116 Kiel

Telefon: 0431-23763-0

E-Mail: Poststelle-Kiel@LVermGeo.landsh.de

Steffen Schroeder | Immobiliensachverstandiger
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Copy of Land Register Appendix 9
® o Aucuck
AmtsgerichtKiel
yon
Kiel
Blatt 776
Dieses Blatt ist zur Fortfiihrung auf EDV neu gefasst worden und dabel an die Stelle des bisharigen
Blattes getreten. Indem Blatt enthaltene Rotungen sind unter Umsténden schwarz sichtbar.
Freigegeben am 10.10.2006.
Dahl
Datumdes Abrufs: 28.07.2010 0B:03:15
Letzte Eintragung vom: 27.07.2010 Seite 1 von 14
L J w
Flnbsgaborpan
Amisgericht Kiel Grundbuch von Kiel Blatt 776 Bestand hnks 1
Loutercie | Bisherige Bezsichnung dar Grundsticheund der mit demi i
Nummes |  teufanda a Karta ‘Wirtschafisant und Lsge
dar Nummer | {(Verrmessupgsbeik) P | Furellck
Grnd- | dorGuund-
sl _stiicke [} -3 3 ha a_| wF
1 2 3 4
19 Kial-M 016 ¥25 Gebéude- und Fraifiache, Hopfenstrafie 71, 4 |32
Walkaerdamm1
KielM 018 744 Gebdude- und Freiflache, Hopfenstrelie 71, 1 |B7
‘Watkerdamm 1
Kigl-hd 1] 748 Verkehrsfiiche , Walkerdamm 1
Kiel-M 016 AT Geb&ude- und Frelfiiche, Hopfensiralle 71, 2 |22
‘Walkerdamm 1
KiekM 018 748 Gebéude- und Freifidche, Hopfenstrale 71, 5 |63
Walkerdamm 1
Kial-M D16 751 Gebaude- und Frelfidgche, Hopfenstralle 71, 7 108
Walkerdamm 1
Kiel-M 018 754 Geb&ude- und Frelfiiche, Hopfenstralte 71, 5
‘Walkerdamm 1
Kigl-M 016 756 Gebaude- und Frelfiache, Hopfenstralle 71, 51
Walkerdamm 1
Kiel-Wi 018 758 Gebude- und Frelfiche, Hopfenstralle 71, 13
Walkerdarnm 1
Kiel-M Q16 BO1 Verkehrsfiaiche , Walkerdamm 2
Ausdruck 28.07.2010 08:03:16  Selte 3 von 14
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Elnkogatogan
Amtsgericht Kiel Grundbuch von Kiel Blatt 776 Bestandsverzeichnis 2
Nummer laufende Gamarkung
der Nommer | (Vermsssmgnbazid
Grund- | der Gumg-
| siicke |  siilcke a b 3 ha B
1 2 3 4
Kiel-M 016 BO4 Verkehrefiiche , Walkerdamm 1
Higl-i 016 BOG Verkehrsfiiche , Walkerdamm 5
Kigl-M 016 BO7 Verkshrsfléche , Walkerdamm 5
20 Wegafemmdanﬁn.ln&smch mammimmanmmnswmme
e M 186, eingetragen dort|in Abt. [INr, 2.

Ausdruck 28.07.2010 08:03:15  Seite Svon 14

- -
Elnbegabogan
Amtsgoricht _Kiel Grundbuch von_Kiel Blatt 776 Erste Abtellung 1
Lautends |
lrnar Eigentlimer/ Eigentimerin nnaummardar Grundlage der Eintragung

a VG Management GmbH& o, Officeportiolio IV KG, 19 Angaben der Eigentimerinberichtigt
Bonn (Handelreglster Bonn HRA 6588) und neu
vargetragen am 27.09.2007,
Burkhardi

Ausdruck 28.07.2010 08:03:16  Seita 7 von 14
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Edntogabopen
Amtsgericht Kiol Grundbuech von Kiel Blatt 776 Zweite Abtellung 1
Laufinds

Grundsilicksim Lastsh und Beschrnkungen

BT
|

a
18 Beschrankte personiiche Dienstbarksit (Geh- und Leftungsrecht ) far
Landeshauptstadt Kiel;
gemaft Bewdlligung varn 02.07.1887 in Verbindung mit§ 8 des Tauschvertrages vom 09.12.1986
alngetragen am 25,09,1987.

B 19 Lastend auf den Flurstilcken 744, 754, 756, 758, 804, BOE und 807 der Flur M 18:

Baschrankte persdnliche Dlenstbarkslt (Recht, Varsorgungsleltungen und einen Vertellerschrank fir die
Stralenbalouchtung 2u unterhaltan) filr

Stadtwerke Kiel In Klel;

gemilk Bewilligung vom 02.07.1887 In Verbindung mit§ 8 des Tauschvertrages vam 09.12.1986
eingeiragen am 25.09.1987.

12 18
Nr. 1-6, 9-11 berelts geldscht.
Nr. 7-8, 12 bel Neufassung der Abtellung eingetragen am 10.10.2008.
Dahl
1B a8
Ausdruck 28.07.2010 08:03:15  Selte Svon 14
Elstegelogn
Amtsgaricht  Kial Grundbuch von Kiel Blatt 778 Zweite Abteilung 2
Lufands Lsufendeummesr
Murrmmar et balraffonan -
der Grundst Lasten und Beschrankungan

Einra- Beatandsvergelchniz

| Gumgen
1 2 3

Ausdruck 28.07.2010 08:03:15  Selte 11 von 14
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Statement of the Environmental Agency Appendix 10

Landes-
hauptstadt Kiel

Landesha Kial Postfach 1152 24098 Kial Amt Umweltschutzamt

uptstadt untare Wasserbehér-

Ande

Real Estate Struccess GmbH Datum: 14.07.2010

¥urze Mohren 1 Ihr Zeichen und Da-  13.07.2010

20085 Hamburg Unsar Zelchen: 18.13-Er
lhre An chpartne- Frauw Ermlich
Telafon (0431 0431/201-3778
Telefax 3 0431/901-74 3778
E-Mail: claudia_armlichi@kial.
Dienstgebdude: Helstenstrate 106-
Zimmer: _ 105
Erreichbar mit Bus:

Informationen Oher schidliche Bodenverdnderungen bzw. Altiasten
hier: Walkerdamm 1 | HopfenstraBe 71 In 24103 Kiel, Gemarkung Kiel M 16 Flurstiicke T25,
744, 748, TAT, T48, 751, 754, 756, 758, 801, 804, 806, BO7

Sehr geehrte Damen und Herran,

mit Schreiben vem 13.07.2010 baten Sie um Auskunft, ob flir die Liegenschaft Walkerdamm 1/
Hepfenstrale 71 Informationen Uber Altlasten bzw, schidliche Bodenverinderungen vorfiegen.

Der Form halber méchten wir Sie vorab darauf hinweisen, dass sich fiir das Stadtgsbist der Landes-
hauptstadt Kiel das Boden- und Alflastenkataster im Sinne des Landesbodenschutz- und Altlasten-
gesetzes Schieswig-Holstaln noch im Aufbau befindet. Sowsit die Datenerhebung und Bewertung
noch nicht abgeschlossen ist, stammen die Informationen fir unsere derzsitige Einschatzung aus
einem sogenannten Profverzeichnis, Spaters Anderungen und Ergénzungen sind daher nicht aus-
zuschiieen. Das Prifverzeichnis enthélt zusdtzlich Informationen zu Boden- und Grundwassarkon-

des-Bodenschutzgesetzes (§ 2) zurlickzufihren sind.

taminationen und =verdnderungen oder deren Verdacht, die nicht auf Altlasten im Sinne des Bun-

Nach heutigem Kenntnisstand liegen uns fOr die Lisgenschaft Walkerdamm 1/Hopfenstrale 71
folgende Kenntnisse vor: Der gesamte Grundstiickskomplex gehirie zu den ehemaligen Grundstil-

cken Walkerdamm 1 = 11.

= Das jetzige Flurstiick 725 (ehemals Walkerdamm 11 biz 1958 bzw. Walkerdamm 9a sait 1956)
ist nach einer Erstbewertung und Klassifizierung in das Archiv A 1 eingestuft (eine Gefdhr-
dungsvermutung wird nach derzeitivem Kenntnisstand nicht gesehen) und als Altstandeort AS
429 (s. Anlage, schrafflerter Bereich) im Boden- und Altlastenkataster der Landeshauptstadt Kiel

aufgrund folgender Nutzungen erfasst:

von vor 1900 bis ca. 1919 Brauerei

yon ca. 1918 bis ca. 1828 Markthalle

yon ca. 1929 bis ca. 1938 Autohalle’Autohof

von ca. 1936 bis ca. 1844 Tankstelle und Autchof

Bitle baachien S Sparkesss Kzl 100 16
Zurzsit knnen par E-Mail noch (BLZ 210561 T
keine rachtawirksemen Ellarungen aowle Konten

abpegebean werden. el allan Kleksr Bankan

Steffen Schroeder | Immobiliensachverstandiger

Posthark Hemburg:
Fonto: 3300205
(BLE 200 100 20)

Margeritenweg 9 | D-21360 Vogelsen | Tel: +49 (0) 173/8988072

.2

dixistische

ni
Landashauptatad: Klsl
Die Dherbdrgenmetsterin

page 24 of 48



VALUATION REPORT update 2021
Office and retail property / Walkerdamm 1, HopfenstraBe 71 / D-24103 Kiel | I I I ‘
|

-2.

von ca. 1848 bis ca. 1850 Tanks!elle und Autchof
von ca. 1951 bis ca. 1981 Tankstefle und Autohof. Die 3*10.0001 Lagerbehiter sind laut TUV-

Bescheinigung vom 23.4.1981 ausgebaut worden.
1982 und 1988 wurden die Gebsude abgebrochen.
Seit 1980 ist das Areal neu bebaut.

Gutachten Uber das Grundstilek, behérdiiche Auflagen und Himveize Gber Grundwasser- undfoder
Bodenverunreinigungen aufgrund der ehemallgen Nutzungen sowie eventuel| durchgefihrie Grund-
wassarsanierungen/Bodenentsorgungen lisgen nicht vor.

Sallfen lhnan oder demdder Grundstickselgentimerin Informationen vorliagen, die hiervon abwei-
chen bzw. den Verdacht einer Bodenverunreinigung ausrdumen oder begriinden knnen, so bitten
wir um Mitteilung bzw, Ubersendung von Kopien.

Fir Rckfragen stehen wir thnen selbstverstdndlich geme zur Verfligung.

. 1t freundlichen Griifien

st /R

Riuchnung geht an:

NG Management GmbH & Co - Officapartfolio V-KG
NG Asset i‘.l'[anﬂgamam GmbH

Cia Frau Hochrain

Baumwall ¥

20459 Hamburg

Steffen Schroeder | Immobiliensachverstandiger
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Register of public obligations Appendix 11

Landes-
hauptstadt Kiel

!

|
=
Landeshaupisiact kil Bauardnurgsamt - 10/01/02351/84A
Poalfach 1152 24088 Kisl
At Bavordnungsamt
Daturn: 14.10.2010
IVG Assel Management GmbH Thr Zeichen:
c/o Frau Hochrein Ihrfe Ansprechpannerin: Gabriele Pahike
Baumwall 7 Talefon 0431/901-2607
20459 Hamburg Telefax 0431/801-T42807
E-Mail; Gabrisle. Pahlkeghiel de
Dienstgebdude: Fleathdm 9
Zimmaer: 114
Grundstick:  Kiel, Walkerdamm 1, Hopfenstrafie 71
Worhaben: Auskunft - Baulast
Antragsteller:  1VG Asset Management GmbH c/o Frau Hochrain
Bauvmwall 7
20459 Hamburg

Auskunft aus dem Baulastenverzeichnis

Sehr geehrte Damen und Herren,

zu Lasten sowie Beginstigung des o. a. Grundstiicks, Gemarkung: Kiel, Flur: 16, Flurstiick:
725,744,746-748,751,754,756,758,801,804,806,807 liegen zum heutigen Datum anliegende
Eintragungen im Baulasterverzeichnis der Landeshauptstadt Kiel vor.

Gebiihrenfestsetzung

MNach § 1 Abs.1i. V. m. Tarifstelle 5.2 der Landesverordnung iber Verwaltungsgebihren in An-
gelegenheiten der Bauaufsicht (Baugebihrenverordnung - BauGebVO -} in der Fassung der
Bekanntmachung vorm 01.04.2009 (GVOEBI. Schl-H. §. 178) wird fiir diese schrifiliche Auskunft
aus dem Baulastenverzeichnis eine Gebiihr von

25,00 € erhoben.

Bitte Uberweisen Sie den Betrag unter Angabe des Kassenzeichens 0630100420 bis zum
18.11.2010 auf eines der untensiehenden Konten.

Rechtsbehelfsbelehrung

Gegen die Gebihrenfestsetzung dieses Bescheides kann innerhalb sines Monats nach Be-
kanntgabe schriftlich bei der Landeshauptstadt Kiel, Der Oberbiirgermeister -Bauordnungsamt-,
Puostfach, 24099 Kiel oder zur Niederschrift bel der Landeshau ptstadt Kiel, Der Oberbiirgermeis-
ter - Bauordnungsamt - Fleetharn 8, 24103 Kiel, Widerspruch erhoben werden,

Mit freundlichen Griten

hrigle Pahlke

Bitte beachian Sie; Forde Sparkasse 100 016 Pogtbank Hamburg:  Jurstische

2ur Zell konnen per E-Mail noch [BLZ 210 501 70) Konto: 3300205 Behirdenbazeichnung:
keine rechiswirksamen Erkddrungen |IBAN: DEO321050170000M00016  (BLZ 200 100 20) Landeshaupistadt Kiel
abgageben warder. BIC: NOLADEZ1KIE Der Obertdrgenmeister

Steffen Schroeder | Immobiliensachverstandiger
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Preservation order Appendix 12
Due to building age and appearance we assume that the building is not listed as an ancient monument.

Steffen Schroeder | Immobiliensachverstandiger
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Status of taxes and contributions Appendix 13

Landes-
hauptstadt Kiel

Landeshauptstad: Kied Postfech 1152 24000 Kiel Amd Stadtplanungsant

Real Estate Struccess GmbH

Kurze Mihren 1 Oistum: 16.07.2010
Ihr Zeichen und Datum;

20085 Hamburg Unsar Zalchan: 1.02 16k
Ihre Ansprechpartnarin: Fraw Krauss
Twedan [0431) f01-1842
Taiafay (3£31) 0182508
E-Mail: Sahine Krause

Gkial.de

Diensigabauda; Rethaus
Zimmmar, 833
Errelchbar mil Bus: s Hauptlinksn

Auskunft (iber ErschlieBungs- und Ausbhaubaitrige

Sebhr geehrte Damen und Herren,
sehr geehrte Frau Farwer,

auf Ihre Anfrage vom 13.07.2010 tellen wir lhnen mit, dass auf dem Grundstlck in Kiel,
Walkerdamm 1 / Hopfenstrafie 71

zurzelt keine Forderungen nach den Bestimmungen der §§ 127 ff und 154 des Baugesetzbuches
bew. des § B des Kommunalabgabengesetzes des Landes Schieswig-Holstein ruben.

Werden die Hopfenstralle oder der Walkerdamm oder eine andere das Grundstlck erschiiefends
Strale spiter aus- oder umgebaut oder emeuert baw. wird das Grundstiick durch sine neu herge-
stelte Stralte zusétzlich erschiossen, werden Stralflankostanbeitréige arhoben.

Der Zugang zu einem &ffertichen Weg st gesichert.

Fir disse Auskunft wird gem. der Ziffern 26,1 und 14.2 der Geblhrantabelle zur Verwaltungsgabiih-
rensatzung der Landeshauptstadt Kiel eine Verwaltungsgebfihr in Héhe von 28,50 € festgesetzt.

Bitte (berweisen Sie die Verwaltungsgeblhr innarhalb von vier Wochen nach Eingang dieses
Schreibens unter Angabe des Kassenzelchens 0610100105 auf eines der unten genannten Kon-

ten. :

Bitie beachton Sis Fiirde Sparkassa Posthank Haméurg
Zurzelt kdnnen per E-Mail noch Kacter 100 018 Korta: X300-205
keing rechtswirksiman Eddarungan  BLZ: 210 501 7O BLZ: 200 100 20
abpegeben wardan, IBAN: DEDS 2105 0170 CODD 1000 18

BIC: NOLADE2KIE

Steffen Schroeder | Immobiliensachverstandiger
Margeritenweg 9 | D-21360 Vogelsen | Tel: +49 (0) 173/8988072
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Rechtsbehelfsbalahrung:

Geagen die Festsetzung der Verwaltungsgebiihr kann innerhalb sines Monats nach Bekanntgabe
dieses Bascheides schriftich bei der Landeshauptstadt Kiel, Der Oberblrgermeister, Stadtpla-
nungsamt, Postfach 1152, 24088 Kiel oder zur Niederschrift bei der Landeshauptstadt Kiel, Der
OberbOrgermeister, Stadtplanungsamt, Rathaus, Zimmer 533 — 536 sowie 541, Flesthdrn B-17,
24103 Kiel Widerspruch erhoban werdsn.

Mit fraundlichen Grilen

In'rg

el %

- muu
Sabine Krause (1€

Durchschrift erhéit die

IVG Management GmbH & Co. - Officeportofolio IV - KG
|. WG Asset Management GmbH

¢/o Frau Hochrein

Baumwall 7

20458 Hamburg
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Photo documentation Appendix 14

Hopfenstrasse

Walkerdamm

Front view
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Walkerdamm, further new development in
the surrounding

Entrance Hopfenstral3e

Entrance
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Entrance Walkerdamm

taircase

Staircase
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Cellar, electric installations

Cellar, district heating

Rear side
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Arcades

Retail unit (travel wear shop)

Retail unit (travel wear shop)
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Retail unit (travel wear shop)

Retail unit (travel wear shop)

Retail unit, tattoo studio
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Tattoo studio

Vacant office attic floor (typically fittings)

Vacant office attic floor (typically fittings)
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Vacant office attic floor (typically fittings)

Office quality

Office quality

Steffen Schroeder | Immobiliensachverstandiger
Margeritenweg 9 | D-21360 Vogelsen | Tel: +49 (0) 173/8988072 page 37 of 48



VALUATION REPORT update 2021
Office and retail property / Walkerdamm 1, Hopfenstral3e 71 / D-24103 Kiel | I I I |
1 1

Retail unit, care of handicapped people

Retail unit, care of handicapped people

Retail unit, care of handicapped people
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Retail unit, care of handicapped people

Retail unit AfD, party office

Retail unit AfD, party office
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Retail unit AfD, party office

Retail unit Emma Hermansson, yoga trainer

Office units
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Office units

Office units

Office units
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Office units

Office units

Office units
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Office units

Office units

Entrance underground parking
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Underground parking

Repaired concrete damage in the
underground parking

Plaster and concrete damage repaired in
2019
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Details, entrance underground parking

Facade details
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VALUATION REPORT update 2021

Appendix 10

Layout plans

Basement

Ground floor

—
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Upper floors
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Attic floor
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Sectional view
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