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Prime CBD rent
increased

The vacancy was stable
at about 7.5%.

Prime office yield was
stable at 6.25%

The unemployment rate
is flattening

Mainland GDP was
marginally positive in

Q1.

The transaction volume
decreased

Method: models

Our prognosis models
are based on an analysis
of historical data which
end up in a regression
model with inputs from
the labour market, the
interest rate market and
other supply and
demand drivers.

CB RICHARD ELLIS

MarketView

Oslo Offices

Q22010

The prime yield was stable in Q2

Prime office yield was stable at 6.25% in Q2 2010.

We expect the yield on prime office properties in Oslo will move sideways,
possibly marginally down in the second half of 2010.

Our models indicate that the yield on prime office properties in Oslo will fall

to 6% during 2011, and even further if the credit market is improved or the
confidence in rental growth returns.

The bottom in prime rent seem to be behind us

Prime CBD rent increased from NOK 3000 per m2 to NOK 3200 per m2in
Q2 2010.

The average rental level in Oslo develops nearly flatly and it is still too early
to conclude that the bottom has been reached.

Our models indicate that prime rent will move sideways in the second half
of 2010, with a marginal upside.

Office vacancy close to the top

The office vacancy was stable at 7.5% in Q2 2010.

The office vacancy in Oslo and Asker/Baerum is expected to reach 8%
during 2010, and then decrease towards 7% in 2011.
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The quarterly national accounts for Q1 2010 show

§ that the gross national product (GDP) for Mainland 7,00 % -
= Norway increased by 0.1%, whereas the total GDP 6,00 % - _gBE_Mainland
O fell by 0.1% in the same period. The consumption 5,00 % -
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Currently, there are fewer new unemployed
registering at NAV, but the number of unemployed
that has been registered with NAV in between one 450 9% -
and two years increases considerably. This 4,00 %4
indicates that it is difficult for people who have 2,50 % -
been unemployed for a while to find new work. The 3,00 % - IR
highest unemployment rate is still found in Oslo, 2,50 % -
3.7% of the workforce. 2,00 %
1,50 % -
At the close of June, 71,600 persons were 1,009 1
registered as unemployed with NAV. This equals 05091
28% Of the Workforce' The average eXpeCted oo 2000'2001'2002'2003'2004'2005'2006'2007'2008'2009'2010E'2011E'
unemployment rate is 2.9% for 2010 and 2.9% for Source: NAV
2011.
During the course of Q2, the Central Bank had two 9,00 % - )
. . . K . Key Policy Rate  ===3m NIBOR
interest meetings in which they decided to 800%1  __10v GOV —10Y SWAP
increase the key policy rate by 25BP to 2.0% in the 7,00 %
first meeting, but decided to keep the interest rate 6,00 %
unchanged at 2.0% in the second meeting. The 5,00 %
Executive Board's strategy is currently that the 4,00 %-
interest rate should be in the interval 1.50% to 3,00 %
2.50% in the period up to the next monetary 2,00 %
political report, but there are several executive 1,00 % -
economists that believe in a cut in the interest 0,00 % +——+—————————
rates later in 2010. PP P E PP ISP PR ®® P
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Source: Norges Bank

The long-term interest rates have been reduced
considerably during Q2, but are expected to
increase towards the end of the year. The interest
rate on 10Y Gov. bonds sank from 3.83% to 3.36%

during Q2. 10Y SWAP was reduced from 4.50% to 1
4.09% in the same period. 10 EUR/NOK — USD/NOK

NOK has been strengthened compared to the

Euro in the past 6 months, due to the fact that the 71
Euro has been weakened on a broad basis on the 6_\_\~\_/“\\_/J_
background of economic turbulence in some of the ;]

membership states. However, NOK is expected to
stay stable against Euro in the next quarters. NOK
has been weakened compared to USD in the past
6 months, but it is expected that NOK will be
strengthening against the USD in the period to Source:Norges Bank
come. At the close of Q2, the USD/NOK ratio was

6.4970 and EUR/NOK 7.9725.
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Address Area mNOK
Sandviksboder 66/68 Bergen 212

Karl Johans gate 16 I(r;gr?trr;?ity 250
Hggskolen i Dstfold Fredrikstad 612
Bradbenken 1 Bergen 216,5
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During Q2 2010, CPI increased by 0.2% in April and
decreased by 0.5% in May and 0.1% in June
respectively. The main reason for the decline over the
last two months has been a decrease in the prices on
electricity, included utility grid charge, as well as on food.
From June 2009 to June 2010, CPI rose by 1.9%,
whereas CPI-ATE rose by 1.3%. There were a lot of
goods and services that backed the twelve month
growth of 1.9% and among the most noticeable were the
prices of electricity and fuel. The twelve month growth
was, however, dampened by the fall in the prices of
important consumer groups such as clothing and food.
The inflation is expected to rise somewhat through the
remaining part of the year as the prognosis tell us that
CPI and CPI-ATE will increase by 2.5% and 1.4%
respectively in 2010. A somewhat stronger NOK than
expected and a more moderate pay settlement make the
estimates with respect to inflation the next few years
relatively moderate.

The oil investments have risen on a trend basis during
the whole recession period and acted like a buffer for the
Norwegian economy during the global cyclical downturn.
However, the oil investments for 2010 seem to drop by
3.1% relative to 2009, but factors such as increased oil
prices and sinking supplier costs, may lead to increased
investments. For the years after 2010, a positive growth
in the oil investments is expected once again.

The fall in the mainland investments continued in Q1 this
year, but is expected to flatten in the near future and end
on a fall of -5.4% in the current year. Through next year,
the investments are expected to rise again. Strong
stimulants through public investments as we saw in
2009, seem to drop by 3.0% in 2010.

PMI (survey of the purchase managers' expectations)
have been in the area of 50 through Q2, and at the close
of June, it was 52. PMI indicates thus that the industrial
activity is growing at a somewhat higher rate. At this
point, only the part indices for stocks of purchased
goods and employment are below 50.

PMI for the US is still somewhat higher than the
Norwegian PMI and at the close of June, it was 56.2.
This is a decline from 60.4 in April.

Yield M2 Vendor Buyer

N/A 16 461  Oslo Areal Realforum
N/A 4 500 Storebrand Steen & Stram
6.2% 30287  Veerste AS Pareto
6.1% 12031  B. Friele & Sgn. Mowinckel



Norwegian transaction volume in billions NOK The transaction volume slightly down

After sound activity in the transaction market in Q1,
80 - the volume fell somewhat in Q2, mainly on the
background of increased uncertainty and anxiety in
the European credit markets. We even saw that the
sale of Aker Hus, which would have been the largest
transaction this quarter was postponed because of
problems related to financing. Several of the
transactions have also been confidential so far in
2010.

The preliminary transaction volume in Q2 show a
transaction volume of about NOK 6 billion, down

2003 2004 2005 2006 2007 2008 2009  1H2010 from NOK 9 billion in Q1. This a total transaction
Souree: CB Richard Elle volume of about NOK 15 billion in the first six
months, a figure which is higher than the total
transaction volume in 2009 and three times higher
than the volume in the same period last year.
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European transaction volume in billions EUR
Syndications and private property companies have

200 been the most active investors in the market in Q2,
but also some of the property funds have returned to
the market this quarter. It is worth noticing that
several of the syndication projects were fully
subscribed in record time. There are still mostly
properties in good locations with long-term leases
that are sold. However, this has not brought
increased differences between good and less good
properties this quarter as we saw it in the two
previous quarters.

2003 2004 2005 2006 2007 2008 2009  1H2010 As mentioned in the last market reports, there are
factors such as increased lending intensives,
confidence in rental growth, decreased equity
requirements and bank margins that may provide
increased activity in the transaction market and yield
compression.

Source: CB Richard Ellis
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4500 The rental market CBD

4000 + Statistics from Eiendomsverdi Neering show that the
3500 activity in the rental market in CBD in Q2 fell
2000 1 __— compared to Q1, and was at its lowest since Q2

2009 compared to the number of square meters.

The rental market in the CBD has historically been

in front of the market and in Q2, we saw several

examples of contracts being signed on levels above

1000 - - - - - - - - - - NOK 3000 per m2, even though these were primarily
or . Q2 Q8 Q4 QL Q2 03 Q4 o1 02 signed for relatively small premises.

2008 2008 2008 2008 2009 2009 2009 2009 2010 2010
Source: Eiendomsverdi
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Based on this, we have chosen to increase prime
rent from NOK 3000 per m2 to NOK 3200 per mz2 in
Q2. Average rent in CBD kept relatively stable, but
fell to NOK 2330 per m2in Q2 according to statistics.
This shows that the difference between top and
average in CBD is increasing, from being in the area
of NOK 600, it has reached NOK 900 again.

The last reports from the labour market state that the
typical CBD-sectors as finance and consultancy
' 4 have the greatest belief in employment in the next
Thyvholmen few periods. However, the vacancy is still as high in
CBD that one has to expect that the vacancy has to
Page 4 decrease before we will see further increase in the
©2010 B Richaa Els nc. market rents.
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After the statistics for the rental market showed that
the activity in the general rental market was at its
highest in two years in the previous quarter, the
activity fell marginally in Q2 to a total volume of
151,000 m2 distributed on 171 signed contracts. The
activity so far this year shows that we are almost on
the level of the top year 2007.

The average rental price of signed contracts in Q2
for Oslo was NOK 1600 per m?, up from NOK 1480
per m2 in Q2. Inner City Centre and Lysaker were
the submarkets with the best performance, whereas
Nydalen and Bryn/Helsfyr had the weakest
development in Q2.

The development in the quarterly rental price has
been relatively volatile during the past vyear.
However, if you look at the 6 month moving average,
it shows that the rental prices have developed
marginally positive in the past quarters. From NOK
1490 per m2 in the second half of 2009 to NOK 1540
per m2in the first half of 2010.

The general vacancy in the office market in Oslo and
Asker/Baerum kept relatively stable at about 7.5% in
Q2 2010. The vacancy is still expected to develop
negatively in the next quarter, but the top is close.
Our prognosis tell us that the vacancy may increase
to nearly 8% in 2010 and fall towards 7% in 2011.

The latest reports from the labour market show that
the number of completely jobless’ has been reduced
by 1% over the last 3 months at the same time as
more and more employers expect an increase in the
number of employees in the time to come. These
are important signals for the rental market and the
vacancy which is expected to reach the bottom on a
general basis in the second half of the year.

After a period of one year in which prime rent was
stable at NOK 3000 per m?, prime rent increased to
NOK 3200 per m2 in Q2 2010 and at the same time,
the downside risk seems to be almost non-existent.
Our prognosis for the development in prime rent
indicate that it will be marginally above the current
level of NOK 3200 per mz? at the close of 2010. For
2011, the prognosis indicate that prime rent has an
upside of up to 10% from the current level.

Prime vyield kept stable on 6.25% in Q2. The
improvement in the credit market came to a halt
when the problems with the national debt arose in
the EU. This made the margins go rather marginally
up in Q2, while the decline in 10 year SWAP
continued. Our updated prognosis indicate that
prime yield may still be slightly down before the
close of the year and continue down to 6.0% in
2011. Improvement in the credit markets and
confidence in rental growth could contribute to a
heavier decline in prime yield than anticipated.
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‘06 ‘07 ‘08 ‘09 Per. Q2
Number of signed 1083 1158 944 826 546
contracts
Total meters square 648 855 734 633 424
(in thousands)
Total contractual value 4778 9405 8086 7634 5263

(in mill. NOK)

Source: Eiendomsverdi
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Oslo Info Property Info For further information
about the market report,

Inhabitants (Greater Oslo) 1.4 million Office space (m?) 9.3 million
please contact:
Inhabitants (Oslo) 584.300 Prime Yield 6.25%
Area (km2 - Oslo) 1.261 Prime rent NOK/m?2 3.000 CBRE - OSLO
GDP per capita (NOK - Oslo) 694.600 Vacancy 7.5% CB Richard Ellis,
Atrium AS
0,
Work force (Oslo) 330.000 Company tax 28 % Bryggegata 7, 0250 Oslo
Unemployment rate (Oslo) 3.80% Property tax 0.7 % t: +47 40 00 57 66
e: office@cbre.no
Oslo Map Per Erik Solem

t: +47 95 21 85 06
e: pes@cbre.no

For further information
about our services,
please contact:

Capital Markets

Christian Hansson
t: +47 92 23 11 44
e: ch@cbre.no

Arild Sponland
t. +47 9058 06 61

Hovedoya e: as@cbhre.no

Leasing
Macroeconomics Jan R. Herud

t: +47 93 4550 00
e: jn@cbre.no

2008 2009 2010E 2011E 2012E

GDP - annual growth 1.8% -1.6% 0.6% 1.9% 2.5%
Mainland GDP - annual increase 22%  -1.6% 1.6% 2.7% 3.1% Structural transactions
/ Strategic advisory
Unemployment - annual average 1.9% 1.7% 2.7% 2.9% 2.9%
CP!I - annual growth 38%  21%  25%  16%  2.2% John O. Solberg
t. +47 99 04 11 88
CPI-ATE - annual growth 2.6% 2.6% 1.4% 1.6% 2.0% e: jos@cbre.no
Private consumption - annual growth 1.3% 0.1% 4.1% 3.7% 4.3%
Savings rate - level 34%  74%  65%  55%  45% Corporate Services
Mainland investments - annual growth 1.0%  -11.7%  -5.4% 4.1% 4.9% Jon Tufte-Johnsen
t. +47 92 02 99 29
il i - 0, 0, = 0, 0, 0, .
Oil investments - annual growth 3.7% 4.6% 3.1% 2.0% 2.4% e: jti@cbre.no
D|sc.:Ia|mer. 2010 QB Richard E.||IS . . . Valuation
The information herein has been obtained from sources believed to be reliable. While we do not
doubt its accuracy, we have not verified it and make no guarantee, warranty or representation Per Erik Solem
about it. It is your responsibility to independently confirm its accuracy and completeness. Any t: +47 95 21 85 06

projections, opinions, assumptions or estimates used are for example only and do not represent
the current or future performance of the market. This information is designed exclusively for use by
CB Richard Ellis clients, and cannot be reproduced without prior written permission of CB Richard

e: pes@cbre.no

Ellis.© Copyright 2009 CB Richard Ellis Portfolio Management
CB Richard Ellis is the market leading commercial real estate adviser worldwide - an adviser Gry Orlien

strategically dedicated to providing cross-border advice to corporates and investment clients t +47 92 65 54 26
immediately and at the highest level. We have 400 offices in 58 countries across the globe, and N

employ 24,000 people worldwide. Our network of local expertise, combined with our international e: go@cbre.no

perspective, ensures that we are able to offer a consistently high standard of service across the
world. For full list of CB Richard Ellis offices and details of services, visit cbre.com / www.cbre.no

Page 6 http://www.cbre.no
©2010, CB Richard Ellis, Inc.




