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INITIAL STATEMENT

by VALUATION & RESEARCH SPECIALISTS(VRYS)

Information contained hereinis based on éita olbtained from recognzed
datisticd services, issle reparts or communicaions, or other sources,
believed to bereliable. However, such information hes nat been verified by
VRS, and VRS does nat make aly representation asto itsacaracy and
completeness Opinions, estimates, and statements norfadud in neture
expressed in itsreseach represent VRS sjudgment as of the date of its
reparts, are suljed to change withou natice and are provided in goodfaith
andwithou legd resporsibility. In addtion, there may be instances when
fundamentd, tedhnicd and guantitative opinions, estimates, and statements
may nat bein concat. Neither theinformation na any opinion expressd
shdl condtitute an dfer to sall or asolicitation d an dfer to buy any shares,
warrants, convertible seaurities or options of “covered companies’ by no
means.

Important Notes:
1) Euroterra Bulgaria’s management has given VRS guidance of a 4-year development plan, which is
the basis of the financial projections presented in this valuation report.

2) In addition, VRS has based this valuation report on certified estimators’ reports provided to VRS by
the Euroterra Bulgaria’s management. Certified estimators’ reports present the valuation of Euroterra
Bulgaria’s real estate assets (buildings and land plots) according to a series of generally accepted
valuation methodologies.

3) Euroterra Bulgaria stock is listed on the Bulgarian Stock Exchange — Sofia,
and traded on BGN (lev or sleva) basis
4) Analysis have been performed on € basis (BGN is pegged to the €. €/BGN = 1.9558)

Please seefull disclosure and disclaimer statementsat the end of thisreport
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Company Description: | Key Investment Points
EUROTERRA BULGARIA isalealing red Weiniti ate @mverage on Euroterra Bulgaria setting a
estate developer listed onthe Bulgarian Stock DCF based target priceof € 14 per share, implying an
Exchange — Sofia. The Company is adivein upside of 2% from current market levels. Euroterraon
the domestic residential and the office property the badk of its ambiti ous property development plan
markets. Euroterra stock is currently listed on offersinvestors aggressvely growing cash flowswithin
the Undfficial A" Market. asteaily risk cortrading environment.

Despite the arrent uncertain econamic environment
internationaly and passble dfedsonthe Bulgarian
market, our core belief isthat the timing for Euroterra
developing itsland patfolio isfavorable.

The Company has a development pipeline of at least €

T P S 79.5milli onimplying strong cash flow generationin

(inmil. €) our model’ sexplicit 5-yea period. The management’s
Revenues 1.22 5.08 2323 guidanceonfixed, variable awell asprosped property
EBITDA 0.83 2.84 1522 devel opments have been the basis of our projedions.
Margin%  67.88%  558%6  6552%

Development and sale ae expeded to generate the
grea mgjority of Euroterra s future revenues with
rental income deriving exclusively fromthe

Net Income 0.42 181 11.94
Margin % 34.51% 3557% 51.40%

Share Price (09052008 €10.84 Company’ stwo currently operating investment assts.
Shares (outstanding) 7,000000 Furthermore, additional value nat currently refleded in
MktCap (in mn €) 7588 our DCF modd isabou to emerge from a possble new
land aqyuisitionand property development.
Beta 1.40
DPS 2008 €0.20 _
DPS Vidld 1.85% Share PriceGraph
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8 1 4000 £
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Please see important disclosure and disclaimer statements at the end of this report
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Investment Case

EuroterraBulgaria AD (Euroterra or Company heredter) isaleading red estate
developer hdding awell-balanced patfolio of land and buldingsin Sofia and
Povdiv, which are the mgjor urban centers of Bulgaria The Company adivatesin
the most attradive red estate sedors:. the resdential and the office/ commercia
properties. Despite the arrent uncertain econamic environment internationall y
and pashble dfedsonthe Bulgarian market, our core belief isthat the timing for
Euroterradeveloping itsland patfolio isfavorable. The management has given us
guidanceof a5-yea property development plan, which isthe basis of our financial
projedions. Our analysisill ustrates that Euroterrawill be generating strong cash
flowsfrom its development and sale strategy in the following 5-yea period. The
Company’ s property portfolio and projeds are presented below:

Real Estate Asset Status of Asset Revenues Initiation Year
Building Vitosha 1 In operation Rental -
Plovdiv Building To be Renovated and Leased Rental -
Slatinska St. Building In final stage of construction Sale Revenues 2007
Luxor Glava Under Constr. (Land of Twin Group) Sale Revenues 2008
Euroterra Park Constr. Permit (Land of Twin Group) Sale Revenues 2009
Botanic Garden Construction Permit Sale Revenues 2009
Show Room 2 Land Sale Revenues 2010
Show Room 1 Land Sale Revenues 2010
Mall Land Sale Revenues 2010
Logistics Center Land Sale Revenues 2010

Source: EUROTERRA BULGARIA, VRS.

Please see important disclosure and disclaimer statements at the end of this report.

In the foll owing nates, we investigate Euroterra s growth and valuation divers
taking dso into acourt the aiticd role of its management in the succesgul
implementation d the axnourced property development plan.

Favorable Timing

Inthisreport we suppat the view that thereisadtill favorable eonamic
conjuncture for Bulgarian eamnamy andthe red estate sedor in particular despite
the adversities experienced by the recent turmail i n financial andred estate
markets. [ardevant andysisis presented in the “Market” sedion d thisrepart]. It istrue the
Bulgarian red estate market has achieved very high rates of growth over the past
yeas, which is expeded to ease going forward. However maaoeconamic and
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demographic fadors aswell asfurther yield compresson make astrong cese for
notable growth rates of red estate values in future. Furthermore this growth shoud
continue exceading thase of the most European red estate markets. According to a
recant survey by “Knight Frank”, Bulgaria has continued to enjoy the strongest
growth, 346 inthe @murtry and over 50% in Sofiain 2007 ,in howse pricesin the
“Knight Frank Global House PriceIndex”. At the sametime, prices appea
relatively low compared to most of the Central Eastern European markets. On the
other hand aswe aknowledge the fad that property pricegrowth in the ourtry
will soorer or later decderate going forward, we view a sustainable growth rate
over the next 5-yeasat theleve of 10%.

Growth Engine: Development & Sale

Euroterra has a development pipeline of at least € 79.5miilli onimplying an
aggessve cah flow generationin our model’ s explicit 5-yea period. The
management’ s guidanceonfixed, variable aswell as prosped red estate

devel opments have been the basis of our cash flow projedions. Development and
sdle ae expeded to generate the gred mgjority of Euroterra s future revenues with
rental income deriving exclusively from the Company’ stwo currently operating
investment assets (Vitosha 1 and Plovdiv). Sales revenues have been based on
current market rates and do noincorporate ay price gpredationthat given the
market’ s condtionswould easily be possble by the time asde transadion
materializesin ou projeded period.

Euroterra Bulgaria: Revenue Breakdown 2008-2012

in € 000s 2008 2009 2010 2011 2012
Rental Income 1,180 1,492 2,380 2,511 2,649

% of total 23% 6% 4% 3% 4%
Development & Sale 3,900 21,742 53,488 82,820 64,992
% of total 77% 94% 96% 97% 96%

Total 5,080 23,233 55,868 85,331 67,641

Source: Management's guidance, VRS estimates.

Asfar asrentd incomeis concerned, we assume that vacancy rates approach zero
during the 5-yea period. Vitosha 1 bulding which isthe only asset currently
generating rental income and Plovdiv buil ding which is expeded to ddliver rental
revenues from mid 2008are locaed in the most commercia streds of Sofia and
Plovdiv respedively, thus minimizing potential vacancies.

Please see important disclosure and disclaimer statements at the end of this report. 7
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Yield Compresson isnot to End Soon

Yield evolutionis an influential fadtor in the successof Euroterra s property
development and sale strategy. Most property typesin Bulgaria smajor urban
centers currently trade & relatively high yields, between 7-9%, implying
significant downside patential in the foll owing quarters. On the other hand, given
the airrent international market outlook anditsimpad on the domestic market we
would exped only adowly materidizing yield compresson processto ocaur. This
could ill be an excdlent scenario for Euroterra’ sincome from the sale of
property development. However we have nat incorporated thisfador into ou
vauationmodel aswe prefer to Stay on*“safe” side of our valuation exercise.

Dynamic Growth Paotential not Captured by NAV

We have estimated Euroterra s Net Asst Vaue (NAV) taking into acourt
separate property valuation reports from catified estimators provided to us by the
Company’ s management.

NAV (Net Asset Value) Methodology

Real Estate Asset Dynamic Value in € mn
Building Vitosha 1 26.95
Plovdiv Building 11.00
Slatinska St. Building 2.48
Luxor Glava

Euroterra Park

Botanic Garden 20.86
Show Room 2 4.05
Show Room 1 0.51
Mall 2.45
Logistics Center 2.09
Total Property Value (in EUR mn) 70.38
Adjustment for Debt Burden - 7.30
Net Asset Value (NAV) (in EUR mn) 63.08

Notes: Valuations based on certified estimator’s report.
Source: EUROTERRA BULGARIA, VRS.

Adjugting the property partfolio’s aggregate value for debt, we end upwith a

Please see important disclosure and disclaimer statements at the end of this report. 8
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figure of € 63.08 million which we denote as Net Asset Value or NAV. [We make
no deferred taxes adjustment since acording to the management thereis no deferred tax
obligation for Euroterra sland pots, whereas the Company’ s buil dings appea net of
deferred taxes on the balance sheet.] NAV though daes nat capture the full dynamics
from Euroterra s property development and sale strategy in the following 5 yeas.
Thuswe prefer adiff erent gpproad in valuing the Euroterra s growth pdential
which isthe DCF (discourted cash flow) methoddogy based onthe Company’s
cash flows generated duing the explicit (5-yea) aswell astheimplicit periods.
Our DCF exercisereveds afair value of € 98 million implying a 29% upside
patential from current market levels. Theoreticdly, our vauation can rise further if
wetake into acourt the dfed from possble new land acqquisition and property
devel opment during the projeded period.

Strong Cash Position at the End of Explicit Period

By generating rental income (Building Vitosha 1 and Plovdiv Buil ding) aswell as

devel opment and sale income (Slatinska Street, Luxor Glava, Euroterra Park, Botanic Garden,
Show Room 2, Show Room 1, Mall and Logistics Center), Euroterra ends upwith avery
strong cash pastionat the end d the explicit 5-yea period. By that time, Euroterra
isexpeded to passssenough capital to further boadt its property devel opment
pipeline enhancing at the sametimeitsvalue.

Management

The management’ s efficiency in implementing the Company’ s property
development plan in the 5-yea periodisvery crucia in ou valuation's credibility.
Inthisresped, we dtad alot of thismissonto the Company’ sfounder and ore of
itsmgjor sharehdders, Mr. Michalis Theriancs. Mr. Therianosisavery
experienced professonal and entrepreneur in property investment, devel opment
andsale, pessessng alongtrack record o red estate adivitiesin several European
courtrieswith an emphasis on Bulgaria and Greece Furthermore, althowgh
Euroterra s adiviti es have been caried out over thelast 5 yeas, Mr. Theriancs has
asuccessul businesspresencein the Bulgarian property market over thelast 9
yeas. The Company’s $arehdder structureis presented below:

Shareholder Equity Stake
Olga Therianou 50.00%
Michalis Therianos 36.15%
Pantazis Therianos 12.50%
Other Shareholders 1.35%
TOTAL 100.00%

Please see important disclosure and disclaimer statements at the end of this report. 9
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Listing Information

Euroterrawas listed onthe Undfficial B’ Market of the Bulgarian Stock Exchange
- Sofiain July 2005.Theformation d afreefloat for Euroterra stock was not
among the listing requirements. With ownership almost exclusively controlled by
Therianos family, the stock’ s dail y trading volume has been espedaly anemic
over the past several morths. Thistrendthough isabou to reverse soonsincethe
Bulgarian Stock Exchange asthorities have acceted the listing of Euroterra stock
ontheUndfficia A" Market, which is currently the market with the largest depth
in Bulgaria, thusincreasing trading volumes for newly entrant - stocks.

EuroterraBulgaria's Types of Real Estate Development

Below, we highlight the type for ead of the red estate projeds currently
uncertaken o planned for future development by Euroterra:

Real Estate Asset Type of Asset Type of Development
Building Vitosha 1 Office and commercial building In operation
Plovdiv Building Office and commercial building In operation
Slatinska St. Building Stores and apartments Fixed development
Luxor Glava Luxurious residential complexes Fixed development
Euroterra Park Commercial and residential park Fixed development
Botanic Garden Luxurious residences and villas Fixed development
Show Room 2 Show room - office development Variable
Show Room 1 Show room - office development Variable

Mall Mall Prospect
Logistics Center Logistics center Prospect

Source: EUROTERRA BULGARIA, VRS.

Explanation of definitions.

Fixed developments. These ae projeds for which commitments have been made and
approved by the management. Thereisahigh cartainty of materiali zation. Commitment may
refer to analyticd planningand / or construction permit and / or construction initi ation.
Variable developments: Projedsthat are goproved by the management however thereis
yet along regotiation phase and lower cartainty of materidizaion.

Progpeds These aered edtate projeds, which are expeded to materidlize a the end of the
explicit period and for which the management has provided li mited information.

Please see important disclosure and disclaimer statements at the end of this report. 1C
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Strategy

Euroterra sadivity coversthe broader spedrum of large private projeds, such as

residentia and commercia developments, aswell asthe operation d office,
residentia, commercia andindugtria property. The Company isadivein all
pheses of red estate development and investment, starting from property
aqyuisitionand buil ding congtruction, to leasing or sale of the mnstructed as.

Euroterra basesits expansion strategy onthe following six pill ars:

(1) To opate asa “one-stop-shop’ in the property development / investment
market of Bulgaria

(2) Tofocus, at afirst stage, onthe more developed dfice/ commercia and
residentia property markets, andin alater stage, dversify adivitiesthrough
development projedsinthe mmmercia andindustria property markets.

(3) Euroterrd sprimary ohjediveisto aquirelandin areas of strategic
significancethus gaining a mmpetiti ve advantage from the resili ence of the
property’ svaue esen in adverse market condtiors.

(4) Development and sale of assets when the timing appeasfavorable andin
anticipation d further yield contradion.

(5) Hands-on management at locd level throughou the value dhain.

(6) Strategic co-operationwith top-ranking European pertners (ie. architecural
firms) in exeaution d projeds.

TABLE

EUROTERRA BULGARIA's Development Pipeline (Completion Year of Each Project)

Source: The Company.

2008 2009 2011 2012

SLATINSKA ST.

LUXOR GLAVA

EUROTERRA PARK

BOTANIC GARDEN

SHOW ROOM 2

SHOW ROOM 1

MALL

LOGISTICS CENTER

Please see important disclosure and disclaimer statements at the end of this report.
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Valuation Methodology

DCF Modd

We gply the discourted cash flow (DCF) modd to derive our 12-morth haizon
target priceof € 13.94 per share for Euroterra Bulgaria, implying a29% upside from
current pricelevel. We use an explicit 5-yea period (20082012 whereas we base
theimplicit period onardatively conservative perpetuity growth rateto arrive a the

terminal vaue.
2008 2009 2010 2011 2012, LTerm
ssumptions
ASSUMPTIONS
Growth Rate (Sales) 316.1% 357.3% 140.5% 52.7% -20.7% 1.5%
EBIT Margin 51.0% 63.7% 58.3% 62.7% 75.0% 20.0%
Tax Rate 10.0% 10.0% 10.0% 10.0% 10.0% 10.0%
Working Capital (% of sales) -96.7% -12.4% 1.9% 22.4% 19.1% 13.5%
Capex (% of sales) 0.0% 0.0% 0.0% 0.0% 0.0% 1.0%
Cost of Capital 11.5% 10.7% 9.9% 10.2% 10.9% 10.5%
Depreciation (% of sales) 0.0% 7.9% 1.8% 0.8% 0.5% 1.0%
CASH FLOW STATEMENT
Turnover 5.1 23.2 55.9 85.3 67.6 68.7
EBIT 2.6 14.8 32.6 53.5 50.8 13.7
Less: Adjusted Tax 0.3 1.5 3.3 5.3 51 1.4
Adjusted Operating Profit 23 13.3 29.3 48.1 45.7 124
Plus: Depreciation 0.4 0.4 0.4 0.5 0.5 0.7
Operating Cash Flow 2.7 13.7 29.8 48.6 46.2 13.0
Less: Change in Working Capital -4.9 -2.9 11 19.1 13.0 9.3
Less: Capex 0.0 0.0 0.0 0.0 0.0 0.7
Cash Flow to the Firm (FCFF) 7.6 16.6 28.7 29.5 33.2 3.1
Discount Factor 0.90 0.82 0.75 0.68 0.60 0.61
Present Value of Cash Flows 6.86 13.58 21.61 20.01 19.80
Accumulated Present Value 6.86 20.43 42.05 62.05 81.85
Residual Value 34.3
Present Value of Residual Value 20.8
VALUATION WACC CALCULATION
Enterprise Value 102.69 Risk Free Rate 4.6%
% Residual Value of Total 20.3% Beta Factor 1.4
Less: Net Debt 5.10 Market risk Premium 5.5%
Cost of Equity 12.3%
Debt / Debt + Equity 30.0%
Value of firm 97.59 Cost of Debt 7.0%
Outstanding # of shares (000) 7,000 Tax Rate 10.0%
Value of share 13.94 Weighted Average Cost of Capital 10.5%

Source: Management's guidance, VRS etimates.

Please see important disclosure and disclaimer statements at the end of this report. 12
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Our DCF modd isbased onthe foll owing assimptions:

A betaof 1.4

Risk freerate of 4.5%

A WACC between 1012 inthe explicit 5-yea period
A termind growth rate of 1.5%.

YV V V V

Our vauation aso refleds the foll owing scenarios expeded to ocaur during the
explicit 5-yea period

» A property pricegrowth o 10% per annum;

» A dealy demandfor office andresdential property;

» Bulgarian emnamy’ s constant convergencewithin the European Unionand
adoption d the auro.

Sengtivity Analysis

Our vauationincorparates a senditi vity analysis deriving from the discourted free
cash flow modd, employing adiscourt ratein the range of 8.0012.0®%, anda
growth ratein the range 0.502.00%.

GROWTH (Implicit Period)

8.00% 9.00% 10.50% 11.50% 12.00%

- 0.50% 14.93 14.31 13.62 13.27 13.12

o % 1.00% 15.23 14.53 13.77 13.39 13.23

< % 1.50% 15.59 14.79 13.53 13.35

= :é' 1.75% 15.78 14.93 14.03 13.60 13.41

= 2.00% 16.00 15.08 14.13 13.67 13.48
Value of share is expressed in €. Source: VRS Estimates.

Please see important disclosure and disclaimer statements at the end of this report.
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Financial Analyss& Projedions

Foll owing the guidance granted to us by Euroterra s management, we have drawvn
our projedions with regard to the Company’ sfinancia performanceover the 5-
yea period (20082012. We ssumethat Euroterrafinances projed development
via austomer prepayments and bank debt, which isin turn repaid viathe cah
generated from thefinal sdetransadion d eat property. Thusat no pant intime
during the eplicit period daes the Company beame high leveraged. Revenueis
expeded to derive from rental income (Buil ding Vitosha 1 and Plovdiv Building) and from
devel opment and sale (Satinska Stred, Luxor Glava, Euroterra Park, Botanic Garden, Show
Room2 & 1, Mall and Logistics Center). AS previousy nated, we assume strong cash
inflowsfoll owing the sae of ead fixed, variable and prosped development. By
the end d yea 2012cash pastion comes out high sinceno asaimptionis made for
additional development projeds or purchase of land. We dso assime ahigh
dividend pdicy given the Company’ s projeded rich cash pasition. Below we
present our analysis with regard to Euroterra’ s revenue bre&kdown, profit & loss
acourt, balance shed and cash flows on bdh historicd and projeded besis.

Euroterra Bulgaria: Revenue Breakdown 2008-2012

in € 000s 2008 2009 2010 2011 2012
Building Vitosha 1 940 992 1,800 1,899 2,003
% of total 19% 4% 3% 2% 3%
Plovdiv Building 240 500 580 612 646
% of total 5% 2% 1% 1% 1%
Slatinska St. Building 2,900 0 0 0 0
% of total 57% 0% 0% 0% 0%
Luxor Glava 1,000 3,662 0 0 0

% of total 20% 16% 0% 0% 0%
Euroterra Park 0 11,544 16,800 19,656 0
% of total 0% 50% 30% 23% 0%
Botanic Garden 0 6,536 25,188 39,664 992
% of total 0% 28% 45% 46% 1%

Show Room 2 0 0 2,000 5,000 9,000
% of total 0% 0% 4% 6% 13%
Show Room 1 0 0 2,000 4,000 6,000
% of total 0% 0% 4% 5% 9%

Mall 0 0 5,000 12,000 23,000

% of total 0% 0% 9% 14% 34%
Logistics Center 0 0 2,500 2,500 26,000
% of total 0% 0% 4% 3% 38%
Total 5,080 23,233 55,868 85,331 67,641

Source: Management's guidance, VRS estimates.

Please see important disclosure and disclaimer statements at the end of this report. 14
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EUROTERRA BULGARIA AD

Historic & Projected Profit & Loss Account

€ million 2006 2007 2008 2009 2010 2011 2012

Revenues (Sales & Income) 0.83 1.22 5.08 23.23 55.87 85.33 67.64
y-o-y Change % 46.41% 316.06% 357.35% 140.47% 52.74% -20.73%

Cost of Sales 0.16 0.24 2.05 7.76 22,52 31.03 16.00
% of Turnover 18.88% 19.68% 40.35% 33.40% 40.30% 36.36% 23.65%
y-o-y Change % 52.60% 753.06% 278.56% 190.15% 37.79% -48.43%

Operating Expenses 0.09 0.15 0.19 0.25 0.31 0.35 0.40
% of Turnover 10.36% 12.44% 3.76% 1.08% 0.56% 0.42% 0.59%
y-o-y Change % 75.74% 25.71% 31.55% 25.00% 13.05% 12.67%

EBITDA 0.59 0.83 2.84 15.22 33.04 53.95 51.24
EBITDA Margin 70.75% 67.88% 55.89% 65.52% 59.13% 63.22% 75.75%
y-o-y Change % 40.47% 242.55% 436.14% 117.04% 63.30% -5.02%

Depreciation 0.13 0.13 0.25 0.42 0.44 0.47 0.49
% of Turnover 15.33% 10.93% 4.92% 1.82% 0.80% 0.55% 0.72%

EBIT 0.46 0.70 2.59 14.80 32.59 53.48 50.75
EBIT Margin 55.43% 56.95% 50.97% 63.69% 58.34% 62.68% 75.03%
y-0-y Change % 50.44% 272.33% 471.56% 120.25% 64.09% -5.11%

Net Financial Results -0.20 -0.27 -0.58 -1.53 -2.90 -2.76 -1.80
Net Results Before Taxes 0.26 0.42 2.01 13.27 29.70 50.73 48.95
EBT Margin 30.96% 34.51% 39.53% 57.11% 53.16% 59.45% 72.36%
y-0-y Change % 63.17% 376.61% 560.76% 123.82% 70.81% -3.50%

Income Tax & Deferred Taxes 0.00 0.00 0.20 1.33 2,97 5.07 4.89
Effective Tax Rate 0.00% 0.00% 10.00% 10.00% 10.00% 10.00% 10.00%

Net Results After Taxes 0.26 0.42 1.81 11.94 26.73 45.65 44.05
EAT Margin 30.96% 34.51% 35.57% 51.40% 47.84% 53.50% 65.13%
y-o-y Change % 63.17% 328.95% 560.76% 123.82% 70.81% -3.50%

Net Results (a.t.&m.i.) 0.26 0.42 1.81 11.94 26.73 45.65 44.05
Net Margin 30.96% 34.51% 35.57% 51.40% 47.84% 53.50% 65.13%
y-0-y Change % 63.17% 328.95% 560.76% 123.82% 70.81% -3.50%

Source: Management's guidance, VRS estimates.

Please see important disclosure and disclaimer statements at the end of this report.




VRS, EQuITY RESEARCH - BULGARIA

EUROTERRA BULGARIA AD

Historic & Projected Balance Sheet

€ million 2006 2007 2008 2009 2010 2011 2012
Assets
Net Intangible Assets 0.00 0.00 0.00 0.00 0.00 0.00 0.00
Net Tangible Assets 6.06 62.01 64.21 69.21 74.69 52.92 44.59
Assets under Construction 0.00 0.00 1.50 12.00 19.40 10.50 0.00
Total Non-Current Assets 6.06 62.01 65.71 81.21 94.09 63.42 44.59
% Total Assets 74.60% 98.84% 94.76% 78.04% 58.23% 42.61% 40.49%
Inventories 0.00 0.00 0.02 0.03 0.06 0.08 0.03
Trade Receivables 0.09 0.04 0.30 11.00 39.00 27.00 0.00
Other Receivables 0.20 0.12 0.12 5.00 10.00 20.00 25.00
Cash in bank and at hand 1.77 0.57 3.20 6.83 18.43 38.34 40.51
Total Current Assets 2.06 0.73 3.64 22.86 67.49 85.42 65.54
% Total Assets 25.40% 1.16% 5.24% 21.96% 41.77% 57.39% 59.51%
TOTAL ASSETS 8.12 62.74 69.34 104.07 161.58 148.84 110.12
Equity & Liabilities
Shareholder's Equity 3.28 55.03 55.44 58.13 64.15 74.44 84.37
Minority Rights 0.00 0.00 0.00 0.00 0.00 0.00 0.00
Total Equity 3.28 55.03 55.44 58.13 64.15 74.44 84.37
% Total Equity & Liabilities ~ 40.41% 87.72% 79.95% 55.86% 39.70% 50.02% 76.61%
L-Term Bank Loans 4,76 7.30 7.30 16.86 29.27 32.19 25.76
Provisions for Staff Retirement 0.00 0.00 0.00 0.00 0.00 0.00 0.00
Deferred Tax Liabilities 0.00 0.00 0.00 0.00 0.00 0.00 0.00
Other long term debts 0.00 0.00 0.00 0.00 0.00 0.00 0.00
Total L-Term Liabilities 4,759 7,301 7,301 16,861 29,271 32,194 25,755
Suppliers 0.02 0.02 0.00 0.00 0.00 0.00 0.00
Banks 0.00 0.00 1.00 5.00 12.10 7.20 0.00
Taxes-duties 0.02 0.09 0.00 0.00 0.00 0.00 0.00
Customer Pre-payments 0.04 0.29 5.60 24.08 56.05 35.00 0.00
Total Current Liabilities 0.08 0.40 6.60 29.08 68.15 42.20 0.00
Total Liabilities 4.84 7.71 13.90 45.94 97.42 74.39 25.76
% Total Equity & Liabilities 59.59% 12.28% 20.05% 44.14% 60.30% 49.98% 23.39%
TOTAL EQUITY & LIABILITIES 8.12 62.74 69.34 104.07 161.58 148.84 110.12

Source: Management's guidance, VRS estimates.

Please see important disclosure and disclaimer statements at the end of this report.
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Historic & Projected Cash Flow Statement

(in €,000) 2007 2008 2009 2010 2011 2012
Profit after tax 421 1,807 11,941 26,727 45,653 44,053
Plus: Change of Depreciation 0 403 423 445 467 490
Gross Cash Flow 421 2,210 12,365 27,172 46,119 44,543
Change in:

(-) Trade Debtors -57 265 10,700 28,000 -12,000 -27,000
(-) Inventory 0 20 10 30 20 -50
(-) Other Receivables -80 0 4,880 5,000 10,000 5,000
(+) Trade Creditors 1 -19 0 0 0 0
(+) Liabilities for taxes 75 -94 0 0 0 0
(+) Other Short - term liabilities 249 5,309 18,476 31,976 -21,052 -35,000
Change in Working Capital 462 4,911 2,886 -1,054 -19,072 -12,950
Operating Cash Flow 883 7,122 15,250 26,118 27,047 31,593
Change in:

(-) Intangible Assets 0 0 0 0 0 0
(-) Tangible Assets 55,954 2,599 5,428 5,920 -21,302 -7,841
(-) Other long - term receivables 0 1,500 10,500 7,400 -8,900 -10,500
(+) Other Long - term liabilities 0 0 0 0 0 0
(+) Cons. diff./ Minority Interests 0 0 0 0 0 0
Cash Flow from Investment -55,954 -4,099 -15,928 -13,320 30,202 18,341
Net Cash Flow before Financing Activities -55,071 3,023 -678 12,798 57,249 49,934
Increase in Share Capital 0 0 0 0 0 0
Increase in Share Premium Account 0 0 0 0 0 0
Net Change in Reserves 51,332 0 0 0 0 0
Change in Long - Term Debt 2,542 0 9,560 12,410 2,923 -6,439
Change in Short - Term Debt 0 1,000 4,000 7,100 -4,900 -7,200
Dividends 0 1,400 9,251 20,705 35,366 34,127
Minority Interests on Profit 0 0 0 0 0 0
Net Cash Flow from Financing 53,875 -400 4,309 -1,195 -37,343 -47,766
Cash at Beginning 1,771 575 3,197 6,829 18,432 38,338
Change in Cash and Marketable Securities -1,196 2,623 3,631 11,603 19,906 2,168
Cash at End 575 3,197 6,829 18,432 38,338 40,506

Source: Management's guidance, VRS estimates.

Please see important disclosure and disclaimer statements at the end of this report. 17
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The Market: Top Down Approach

GDP growth of
Bulgarian ecnomy
will remain Hgh
despite an anticipated
decderation.

Asmentioned ealier inthisrepart, the Bulgarian ecmnamy andred estate market

are towards a sustained growth scenario in the foll owing quarters despite the high

expansionrates experienced over the past yeas. Below, we highlight the market’s
magjor charaderigtics, risks and prospeds based onatop-down approadh.

TheBulgarian Economy

Red GDP grew by 6.1% in 2007 suppated by strong domestic demand.
Investment growth was particularly buoyant (30%), fuelled by strong FDI inflows
andrampant credit expansion. Since2002 theratio of domestic aredit to GDP has
more than doubed. The aurrent aceurt deficit balloored to 21.4%6 of GDPin
2007(from 15.®%6 of GDPin 20086, refleding excessdomestic demand, weaker
exports and surging investment-related imparts. CPl increased to 7.60in 2007
(from 7.4%in 200§ andis projeded to read 9.3%in 2008 as a result of strong
wage growth and hgh al andfood pices. Withou some dowdown in explosive
consumer lending and demand, Bulgaria s econamy faces a serious risk of
overheding. In 2008,GDP growth isexpeded to decderate dightly to 5.8%,
but remain robust, refleding the cntinuing catching-up of the Bulgarian
eanomy. The dsorption d the EU structural funds andthe continued expansion
of production cgpadty will suppat investment. FDI isforecated to easein the
coming yeas, asthe number of attradive privatization assts dedine. However,
further greenfield investment and continued inter-company transfers, asforeign
firms grengthen their Bulgarian operations, shoud compensate for the deaeasein
privatizationreated FDI. Bulgaria avaits aroundEUR 4.7 killi on o FDI in 2008,
being by far thetop FDI redpient in theregion [Note 1]. Given the lev’ s peg to euro
(EUR 1= BGN 1.9558, fiscd tightening isthe main tod avail able to dampen damestic
demand andto preserve mmpetiti veness whichiseroding. The eonamic
conjuncturein the ourtry remains favorable. Thetotd businessclimate indcaor
increased in March 2008for third conseautive month. In January 2008,the base
interest rate toodat 4.68%, the 3-morth a 6.55% andthe 10-yea at 5.0@%6
(spread over euro area 0.84 fis). The stock exchange index (SOFIX) has
deaeased by 38% inthelast 6 months.

TheBulgarian Real Estate Sedor

The Bulgarian red estate market has adhieved an incredible rate of growth over
the past few yeas. The average aanual market priceof dwelli ngs, nationwide, has

Please see important disclosure and disclaimer statements at the end of this report. 18
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Bulgarian property
pricegronthis
projeded to drop,
however it will
remain a espedaly
notablelevels.

increased by almost 200% between 2003and 2007 Note 2]. In 2007 when
Bulgariabecame full member of the EU, average red estate sde pricesrose by
amost 2%, whereas rentals pasted amore modest mark-up d 6-7%. The tourist
aress, incl. coastal resorts and ski resorts, have experienced property pricerises as
high as 36% or more, while metropditan areas, such asthe capital Sofia, have
grown at adightly more moderate pace(35%). Bulgarian red estate market is ill
an emerging one and prices are relaively low compared to ather EU courtries
[Note3]. Thus, red estate will continue developing in the forthcoming yeas, bu a
amore a/en and sustainable pace Asthe market gradudly shiftsto maturity,
priceswill haveto further rise to match those in more alvanced econamies aaoss
Europe. However, the times of striking fast and exorbitant profits out of property
dedsonBulgarian market are gone, asyields have shown adeaeasing trendin the
last coupe of yeas. After theinitial boom of the real estate market, the annual
pricegrowth isnow expeded to dow down to 1520% or even lower,
compared to 30:35% over the last 5 yeas, whileit isunlikely to witnessabrupt
and urexpeded pricerisesin the yeas aheal. For the time being, the
atradivenessof red estate investmentsis high, asreturns are ill appeding. The
most attractive real estate sedorsare the residential and the office/
commercial properties. Vacdion poperty iscurrently in alessfavorable
situation, dweto British and Irish investors' withdrawal, under-devel oped
seaondary market and over-suppy and asthe Russan and the Scandinavian buyers
are unlikely to absorb the stock of low-quality resort establi shmentsthat flooded
the market. Retail property (hypermarkets, shoppng mals, warehousing and
logigtics) isanother fast-growing sedor, which is st to expand impressvely.

The significant growth of prices and construction adivity recorded in the
Bulgarian red estate sedor the last few yeas has been suppated by anumber of
fadors, mainly: @) the increasing domestic demand for housing, underpinned by
rural-urban migration, higher salaries and rising mortgage lending, by almost
100% annuelly over the last yeas [Note4] and b the robust investment growth,
partly associated with increased interest from foreign investors and Bulgarian
expatsin aqquiring residencies, commercia property andland. Morethan ore
third of Bulgaria s FDI in 2007went into the property sedor, reveding an orgoing
andsolid interest inthefield. Until recantly, most FDI was outside the red estate
sedor, but over the past four yeasred estate has redi zed the highest risein
inward dred investment (6.%% of total FDI stock at the end d 2002). The most
“traditiona” international investors are from the UK, Germany, Italy, Israd, and
Russa, among others. The EU accesson, the soundmaaoecnamic fundamentals
andtherapidly growing tourist industry (by an annual average of 22%) have dso
suppated thistrend. These domestic and external fadors are expeded to cortinue

Please see important disclosure and disclaimer statements at the end of this report. 1¢
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influencing developmentsin the Bulgarian red estate market. The recent global
credit squeezeis expeded to reducethetotal volume of foreign investment in
Bulgaria, including investment in real estate. The property market islikely to be
affeded drealy, primarily through kig projeds, financed by large investment
funds and banks, andvacdion developments. However, thereisnorisk of thered
estate sedor suffering asudden coll apse, the sort of abubbe burst.

AVERAGE ANNUAL MARKET PRICES

OF DWELLINGS !
(sorted by 2007)

Average prices - Leva/sq.m a::::'g:/° a::::;?
District centers 2003 2004 2006 2007 2007-2006 2007-2003
Sofia cap. 810.5 1017.1 1341.79 1813.17 35.1 123.7
Varna 580.5 954.2 1316 1762.63 33.9 203.6
Burgas 442.9 770.6 1227.04 1442.08 17.5 225.6
Ruse 292.2 471 895.67 1262 40.9 331.9
Stara Zagora 330.7 662.3 914.58 1144.75 25.2 246.2
Plovdiv 377 626.9 940.29 1143.17 21.6 203.2
Total 366.3 540.5 846.52 1091.24 28.9 197.9
Blagoevgrad 311.3 493.6 797.88 1038.67 30.2 233.7
Pleven 314.4 525.5 769.5 1004.46 30.5 219.5
Veliko Tarnovo 351.9 506.4 811.08 968.92 19.5 175.3
Haskovo 262 389.7 740.63 922.71 24.6 252.2
Pernik 217.5 397.3 656 918.21 40.0 322.2
Targovishte 251.1 338.9 586.01 845.46 44.3 236.7
Smolyan 218.6 312.1 712.2 839.52 17.9 284.0
Vratsa 189.7 249.7 637.83 825.13 29.4 335.0
Sliven 254.7 422 670.21 822.17 22.7 222.8
Shumen 242.8 349.7 675.96 819.46 21.2 2375
Vidin 200.8 257.7 587.58 802.28 36.5 299.5
Montana 218.9 296.9 641.25 778.67 21.4 255.7
Gabrovo 250 347.2 620.88 771.92 24.3 208.8
Razgrad 237.5 256.4 558.21 744.17 33.3 213.3
Dobrich 228.4 300.5 589.38 743.75 26.2 225.6
Kardzhali 314 501.9 628.75 727.88 15.8 131.8
Pazardzhik 221.9 296.8 588.42 720.63 22.5 224.8
Yambol 194.3 298.3 591.21 683.47 15.6 251.8
Lovech 183.8 271.6 540.01 646.13 19.7 251.5
Silistra 180 239 461.67 640.29 38.7 255.7
Kyustendil 193 236.7 459.21 601.58 31.0 211.7
Sofia 192.5 289.3 411.71 488.14 18.6 153.6

! Flats prices only (new flats are excluded)
Note: EUR 1=BGN 1.9558

Source. National Statistical Institute of Bulgaria

Please see important disclosure and disclaimer statements at the end of this report. 2C
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Q1 2008 Devdopmentsin the Bulgarian Real Egtate Mar ket

OfficeProperty Market: Having finished 2007 ore pasitive nate, the office
market is expeded to remain upvard in 2008as well. Demand level is hedthy
keeing vacacy rates low despite stedil y rising buil ding space Prime office
yiddsare aurrently standing at 7.50% in Sofiaimplying anatable downside
patential. Furthermore, market participants anticipate higher adivity levelsin the
Bulgarian dficemarket in 2008 Foll owing the international turmoil i n financial
markets, the sole cncern thisyea relates to the stancethat will be kept by foreign
investorswho are anong the main users of the newly built office spaces.

Residential Property Market: Pricesin this market have set a pasitive
momentum over the past 3 yeasand are expeded to continue rising as demand
remains hedthy in thefirst quarter 2008.Expansion d housing and mortgage
credit by domestic banksisthe major driver behind market growth.

CHART

TheBulgarian Resdential Market —Property Prices

Source: Bulgarian Statitica
Ingtitute and market surveys.
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Retail Property Market: On anet basis, theretail property market is anticipated
onamodest but paoditive trendthis yea. On the one hand the market is aff eaed by
the deceerating growth in retail sales however demand remains high for good
quality modern property in seledive locaions. Prime high stred yieldsin Sofia ae
at 6.50% whil e shopping center yields are ranging around 7.506. Active
participants focus onretail parks andlarge scde constructions.
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Industrial Property Market: The nea termtrendis expeded stable with prime
yidds ganding at 8.79%6 versus 9.000 ayea ealier. Ladk of good quity
induwstria property isthe major drawbadk in this market. The logigtics sib-sedor is
anticipated as the most sought after, mainly from retail ers and dstributors. Foreign
investors, who are mgjor playersin the market, coud dow down their adiviti es
thisyea dueto the uncetainty dominating the internationa financial markets.

1 Inthe period 19962007, Greecerepresented 10% of Bulgaria stotad 17 hilli on euros FDI stock,
ranking third after Austria (15%) and the Netherlands (11%).

2 Nationd Statigtics Ingtitute of Bulgaria. Prices are caculated in levalsg.m. and for flats only (new
flats are excluded). Acoording to IMF, red house prices have doulled in Bulgariasince end-2003

3 Uponjoining the EU, the dties of Warsaw (Poland), Prague (Czet Repulic) and Bratidava
(Slovakia) climbed morethan 10 pacesin the “Mercer Cost of Living” survey. Bulgarian property
remained upto 40% lower priced than in these peg courtries.

4 Mortgagelendingin 2007grew by 67%, readiing 2.2 hilli onleva. Some 60% of the totd number of
condruction permitsissied last yea wasfor residentid buil dings. Mortgage lending patentia ishigh
as currently, mortgage loans are 5% of thetotd credit supdy within the locd banking sector, whilein
developed credit markets, thisrate is usualy in the range of 15-20%. Althowgh growth in residential
loansin Bulgaria & of the end d January 2008dowed down, it remained high (62%y-0-y).
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| Investment Risks/ Mitigating Factors

Investment Risks / Concerns Mitigating Factors / Important Notes

After theinitial boam of the Bulgarian red estate
market, the annual price growth is now expeded
to slow down to 10-15%, compared to 30-35%
over thelast 5 yeas.

While the domestic red estate market isunlikely to
witnessabrupt and urexpeded pricerisesin future, it
ishowever likely to sustain a positi ve growth trendin
the yeas aheal setting afavorable environment for
red estate developers off ering good quality property.

The recant global credit squeezes expeded to
reduceforeign investment in Bulgarian red
estate, primarily through big projeds, financed by
large investment funds and banks, and vacdion
developments.

So far, this enario has shown orly modest signs
of materiali zation. Furthermore, it is very unlikely
to have abroader negative dfed onthe domestic
red estate market given the fad that supgy of
good poperty is dill | ower than demand.

The espedally high growth rates experienced by
the Bulgarian econamy over the past 4-5 yeas
imply aserious risk for overheding.

Given the negative @ndtions currently prevaili ng
in the international credit markets, we would
exped some slowdown in explosive cnsumer
lending within the Bulgarian ecnamy as well.

Every yea more than 20cases of frauds related to
sales and puchases of red estate properties are
presented to the Bulgarian authorities. Moreover
half of the red estate dedsin Bulgariaremainin
the side of the grey econamy.

Thisisatemporary condtionin the Bulgarian
market given the @wurtry’s commitment as full
member of the European Unionto legitimize dl
transadions within the eonamy.

Source Vauation& Reseach Speddids (VRS).
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| Management’ s Guidanceand VRS View

Management'’s Guidance

VRS View

Euroterra Bulgaria' s management has given us
gudanceof a5-yea property development plan,

Our cesh flow andlysis has been based ona
“develop and sdle” businessmodd that will
generate revenues from the devel opment of 4 fixed,

. which isthe basis of the financia projedions 2 variable and 2 posped developments, aswell as
presented in this vauation report. rental income from the Company’s 2 currently
operating properties.
Our financia projedionsrefled amore
. N conservative scenario with regard to property price
The managemet It amlupgt&iasgnflcaint-and growth in Bulgaria, mainly in the office/
stealy rise of property pricesin Bulgariain the . -

2 . commercial and resdential property markets where
following 2 yeas, well abovethe 10-15% E : | ive Weview th
neighbarhood uroFerrals currently aqwa eview that a

sustainable property pricegrowth on average over
the next 5 yeasisaround 10%.
Courtry risk is gealily dedining asthe Bulgarian . )
" . : We share the same view with the management and
3 state arthorities adot policies and pradicesthat thus we have incorporated the “ stealily dedining

lead to a more legitimate eonomic environment
as compared to the past (ie. 5 yeas ago).

courtry risk” fador into aur valuation exercise.

Source Vauation& Reseach Speddists (VRS).
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SW.O.T. Analyss

Strengths

Lealing red estate developer —well balanced patfolio of landand buildings

Activein the most attradive red edtate sedors: resdential and dfice/ commercia properties
“Development and sale” strategy implies grong cash flow generation

Well experienced management team with long tradk record in property development

>
Q.‘

33

S

33

o4

>
Q.‘

Weaknesses
Bulgariadill possesses higher risk fador than ather EU di gned European markets
Property pricegrowth is decderating as compared to the pace &perienced in the past

>
Q.‘

33

o4

Opportunities

Further yield compressonlies ahead

Industria and commercia / retail property markets arein much ealier stage of growth as compared to
residential and dfice property markets

33

o4

33

o4

Threats

Risk of an overheding Bulgarian econamy

Any extended credit squeeze internationally may aff ed foreign investment adivity in the Bulgarian
property market

>
Q.‘

33

o4
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APPENDI X 1: Description of | nvestment Property Portfolio

EUROTERRA BUILDING VITOSHA 1

City: Sofia

Address Vitoshal

Projed type: Leased, eighth floor self-contained building of stores and dfices

Square meters: 3,200

Buil ding advantages:

Vitosha Boulevard is the most central and commercia road of Sofia. It is believed to be the businessand trade centre of the
city. According to recent ratings, Vitosha Boulevard is the @ghth most expensive avenue in Europe and twenty second most
expensive commercial spat in the world. Along the bouevard there ae branches of al banks, aswell as many famous
commercia brands like Sisley, Benetton, Pepe, Levi’s, Germanos, E.Zegna, Max Mara et.c.

The Euroterra building Vitosha 1 is stuated at number 1 of Vitosha s bouevard, in the beginning of the pedestrian zone,
oppasite the tribural and rext to Sheraton hdel, the presidentia buil ding and the Central Department store. This buil ding
hosted the headquarters of the Bulgarian Balkantourist (Bulgarian Tourism Organization) for forty yeas.

Tenants:

Ground floor-basement: Postbank

First, filth and seventh floor: Piraeus Bank

Sixth floor: Euroterra Bulgaria AD

EUROTERRA BULGARIA BUILDING VITOSHA 1

Building is Leased

Owner: Euroterra Bulgaria AD

Tenants: Postbank, Piraeus Bank

Total Area: 3,100.00 square meters
Leased Area: 2,860.00 square meters
Leasing Period: up to 2012 with an auto renewal option
Monthly Leasing Payment 153,204.33 BGN

Annual Leasing Payment 1,838,452.00 BGN

Monthly Leasing Payment 78,333.33 EUR

Annual Leasing Payment 940,000.00 EUR

Rental Revenue per sq.m. 328.67 EUR

Annual Adjustment Rate 5.50%

Note: Annual Leasing Payment does not include administration and maintenance expenses.

Asset Valuation performed by Certified Auditor: 20,500,000.00 EUR (pro VAT)
EUR/BGN Base Exchange Rate: 1.95583

Market Value 2007 (based on Certified Auditor's Report): 24,500,000.00 EUR (pro VAT)
Dynamic Market Value 2008: 26,950,000.00 EUR (pro VAT)

Please see important disclosure and disclaimer statements at the end of this report.

2€




VRS. EQuITY RESEARCH - BULGARIA EUROTERRA BULGARIA AD

EUROTERRA PLOVDIV BUILDING

City: Plovdiv

Address 13 Patriarh Evtimiy pedestrian zone

Projed type: Fivefloor self-contained building of stores and dfices

Building's qquare meters. 2005

Building's advantages:

Plovdiv (former Filli poupdis) isthe secondlargest city of Bulgaria dter Sofia.

The Euroterra Plovdiv Building is locaed between the pedestrian zone Patriarh Evtimiy and the most central and commercial
pedestrian zone of Plovdiv, Duke Alexander 1. It isthe trade and businesscentre of the dty. It is 50 meters away from the
Town Hall and constitutes the meding point of cafeterias, restaurants, hotels, shopgng centers, et.c.

This buil ding constituted, for the last forty yeas, Plovdiv’s Balkantourist (Bulgarian Tourism Organization) healquerters.
Tenants:

Groundfloor Piraeus Bank

Upper floors and basement will be leased as offices/ commercial spaces

Current Status: Renovation.

EUROTERRA BULGARIA PLOVDIV BUILDING

Building is to be Renovated and Leased

Owner: Euroterra Bulgaria AD

Tenants: Piraeus Bank, Happy, Offices
Total Area: 2,005.00 square meters
Leased Area: 2,005.00 square meters
Leasing Period n/a

Monthly Leasing Payment (e) 94,530.33 BGN
Annual Leasing Payment (e) 1,134,364.00 BGN
Monthly Leasing Payment (e) 48,333.33 EUR
Annual Leasing Payment (e) 580,000.00 EUR
Rental Revenue per sq.m. 289.28 EUR
Annual Adjustment Rate 5.50%

Note: Annual Leasing Payment does not include administration and maintenance expenses.

Asset Valuation performed by Certified Auditor: 9,557,000.00 EUR (pro VAT)
EUR/BGN Base Exchange Rate: 1.95583

Market Value 2007 (based on Certified Auditor's Report): 10,000,000.00 EUR (pro VAT)
Dynamic Market Value 2008: 11,000,000.00 EUR (pro VAT)
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SLATINSKA STREET BUILDING

Region: Sofia, SLATINA

Projed type: Development of apartments, stores and parking spaces

Property’s giuare meters: 840
Building's gquare meters: 2,450
Projed’ s advantages:

Slatinais adistrict of Sofiawhich is stuated nea the of Geo Milev, Redoua, and Hristo Botev quarters. It isadensely
popuated areaof young people. It has avery fast and easy accessto Sofia's city-centre and airport. All basic infrastructures

such as, schod, hospital, transport fadliti es, playgrounds et.c. are very nea. The projed has been developed in the main road

of Slatinska district and it isthe seandas you walk from the mrner of Slativska and Geo Milev. It is nea the Transport

University of Todar Kableiskov, Zulio Couri schod, the acaemic stadium and Festivalna Hall. The basement floor has aready

been sold and it will operate & a bank.

EUROTERRA BULGARIA SLATINSKA STREET BUILDING

Building is in its final stage

Owner:

Targeted Revenues from:
Land Area:

Building Area:

Initiation Year:
Construction Period:
Leasing Period:

Construction Cost:
Construction Cost per sq.m.:

Land's Historic Acquisition Cost:
Targeted Revenues from Sale:

Revenues per sq.m.:

EUR/BGN Base Exchange Rate:
Market Value 2007:
Dynamic Market Value 2008:

Asset Valuation performed by Certified Auditor:

Euroterra Bulgaria AD
Rental (ground floor) and sale (upper 6 floors)
840.00 square meters
2,450.00 square meters
2007
14.00 months
n/a

915,000.00 EUR
373.47 EUR

135,000.00 EUR

2,900,000.00 EUR
1,183.67 EUR

2,251,000.00

1.95583
2,251,000.00
2,476,100.00

(Aug 2007 - Sept. 2008)

EUR (pro VAT)

EUR (pro VAT)
EUR (pro VAT)

Please see important disclosure and disclaimer statements at the end of this report.
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LUXOR GLAVA

Region: Sofia, Gordova Glava

Projed type: Development of luxurious residential complexes and perking spaces

Construction time: 15 months approximately

Property’s gjuare meters: 1,950

Building's gquare meters: 4,140

Projed’ s advantages:

Gordova Glavais stuated in the Sofian suburb of Boyana, in the fed of the mourtain Vitosha and west of the Bulgarian
president’ sresidence It islocaed in the southern part, which is considered ore of the best and most famous areas of the dty,
where there ae luxurious houses, vill as, the diplomat members' clube.t.c.

Luxor Glava enjoys a view towards the Vitosha mourntain and the dty, it isten minutes away from Sofia’ s city-centre and five
minutes from Vitosha ski resort. It isa complex of three atonamous buil dings, of luxurious construction, which includesin
total eight maisonettes and eight apartments.

Owner of theland: Twin GroupA.D. Mr. Michalis Therianos is the magjor shareholder of Twin GroupA.D.

Owner of the projed: EuroterraBulgariaA.D. hastheright to develop the projed and return 20% of the final projed’s value
to Twin Group.

EUROTERRA BULGARIA LUXOR GLAVA

Building is in its final stage

Owner: Twin Group

Targeted Revenues from: Sale of luxurious residential complexes

Land Area: 1,950.00 square meters

Building Area: 4,140.00 square meters

Euroterra Bulgaria Stake: 3,312.00 square meters 80%

Twin Group Stake: 828.00 square meters 20%

Initiation Year: 2008

Construction Period: 15.00 months (April 2008 - June 2009)
Construction Cost: 2,000,000.00 EUR

Construction Cost per sq.m.: 483.09 EUR

Targeted Revenues from Sale: 4,661,640.00 EUR
Targeted Revenue per sq.m.: 1,407.50 EUR

Please see important disclosure and disclaimer statements at the end of this report. 2¢
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EUROTERRA PARK

Region: Sofia, Mladost 4

Projed type: Development of an entire, apartments, offices, stores and parking spaces complex

Property’s gjuare meters; 12,170

Building's gquare meters: 40,000

Building's advantages:

Madlost 4 is adensely popuated areaof Sofia, situated in its uth-eastern part, very close to the ring road which attrads
investors interest due to the dready constructed first businesspark in Bulgaria (BusinessPark Sofia) and the mnstruction o
the underground

Euroterra Park projed constitutes one of the biggest projeds taking placein Sofia. It includes an entire gartments, stores,
offices and parking spaces complex that will comprise areferencepoint for the aea It islocated next to the underground
station, the it of the ring road, ten minutes from Sofia’s city-centre and ten minutes away from the arport. Basic
infrastructures guch as, schod, hospital, transport services or playgrounds and a shopping centre ae very close. In addition, it
has a view towards both Vitosha mourtain and the entire dty as well. The spedfic region has even more prospeds of
development through the reformation d the ring road junction and the development of symbali ¢ projeds li ke the Commercial
Park Sofia, the Residential Park Sofia, the Hyundai Tower or the Alfa Park.

Owner of theland: Twin GroupA.D. Mr. Michalis Therianos is the magjor shareholder of Twin GroupA.D.

Owner of the projed: EuroterraBulgariaA.D. hastheright to develop the projed and return 2% of the final projed’s value
to Twin Group.

EUROTERRA BULGARIA PARK

Building is in its final stage

Owner: Twin Group

Targeted Revenues from: Sale of luxurious residential complexes

Land Area: 12,170.00 square meters

Building Area: 40,000.00 square meters

Euroterra Bulgaria Stake: 30,000.00 square meters 75%
Twin Group Stake: 10,000.00 square meters 25%
Initiation Year: 2009

Completion Year: 2011

Construction Period: 36 months (Jan. 2009 - Dec. 2011)
Construction Cost: 20,000,000.00 EUR

Construction Cost per sq.m.: 500.00 EUR

Targeted Revenues from Sale: 48,000,000.00 EUR
Targeted Revenue per sq.m.: 1,600.00 EUR

Please see important disclosure and disclaimer statements at the end of this report. 3C
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EUROTERRA BOTANIC GARDEN

Region: Sofia, Botanic Garden

Projed type: Development of a dosed type complex with extra-luxurious residences, vill as and stores
Property’s gjuare meters: 59,147

Building's gquare meters: 36,000

Projed’ s advantages: The Botanic Garden is stuated in the southern part of Sofiawhich is considered as the most devel oped
ant posh areaof the dty. It is stuated in the foot of Vitosha mountain, between Boyana and Dragalevts districts, nea the lift of

Simeonovo's i resort and twenty minutes away from the ski resort of Vitosha
The Euroterra Botanic Garden is one of the biggest developments of closed type ammplexes, including extra-luxurious

residences, vill as and stores, with immediate acceasto the ring road and essy and fast accessto Sofia s city-centre, viaBulgaria

Boulevard. It islocaed next to Boyana Film Studio, in the eatern part of Bulgaria s president residence and rea the historic
church of Boyana, which isa UNESCO proteded area In theregion, there ae dso private luxurious vill as and luxurious
residential complexes.

The projed hasaview to the dty and Vitoshamountain and it is next to the Botanic Garden’ s river and lake. What is more, it
will i nclude private roads, squares and will be equipped with various srvices like private seaurity et.c.

- EUROTERRA BULGARIA BOTANIC GARDEN
Building is in its final stage
Owner: Euroterra Bulgaria PLC
Targeted Revenues from: Sale of luxurious residential complexes
Land Area: 59,147.00 square meters
Building Area: 36,000.00 square meters
Initiation Year: 2009
Completion Year: 2012
Construction Period: 30 months
. Construction Cost: 21,600,000.00 EUR
Construction Cost per sq.m.: 600.00 EUR
Targeted Revenues from Sale: 72,380,000.00 EUR
Revenues per sg.m.: 2,010.56 EUR
Asset Valuation performed by Certified Auditor: 18,960,000.00 EUR (pro VAT)
EUR/BGN Base Exchange Rate: 1.95583
Market Value 2007: 18,960,000.00 EUR (pro VAT)
Dynamic Market Value 2008: 20,856,000.00 EUR (pro VAT)

Please see important disclosure and disclaimer statements at the end of this report.
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EUROTERRA SHOW ROOM 2

Region: Sofia, Simeonovsko Shuosse

Projed type: Show room and dfices development
Property’s sjuare meters: 1,819

Building's gquare meters: 4,000

EUROTERRA BULGARIA SHOW ROOM 2

Land to be used for show room and offices development

Owner:

Land Area:

Building Area:

Projected Initiation Year:

Asset Valuation performed by Certified Auditor:
EUR/BGN Base Exchange Rate:

Market Value 2007:

Dynamic Market Value 2008:

Euroterra Bulgaria AD

1,819.00 square meters
4,000.00 square meters
2010

3,685,000.00

1.95583
3,685,000.00
4,053,500.00

EUR (pro VAT)

EUR (pro VAT)
EUR (pro VAT)

EUROTERRA SHOW ROOM 1

Region: Sofia, Karlovsko Shucssse

Projed type: Show room and dfices development
Property’s gjuare meters: 5,000

Building's gquare meters: 10,000

Projed’ s advantages:

The building siteislocaed onKarlovsko Shucsse road that constitutes the main entrance towards Plovdiv’ s centre, from which

is 1 km away and which is considered an areawith grea development of trading houses, such as car, sanitary ware, furniture
exhibitions et.c. Exadly oppasite the buil ding, thereis the central bmw car exhibition. Along the motorway, there ae ca

exhibitions, multinationa firm’s offices, banks e.t.c.

- EUROTERRA BULGARIA SHOW ROOM 1

Land to be used for show room and offices development

Owner:

Land Area:

Building Area:

Projected Initiation Year:

Asset Valuation performed by Certified Auditor:
EUR/BGN Base Exchange Rate:

Market Value 2007:

Dynamic Market Value 2008:

Euroterra Bulgaria AD

5,000.00 square meters
10,000.00 square meters
2010
463,900.00
1.95583
463,900.00
510,290.00

EUR (pro VAT)

EUR (pro VAT)
EUR (pro VAT)

Please see important disclosure and disclaimer statements at the end of this report.
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EUROTERRA MALL

Region: Airport Plovdiv, Krumovo
Projed type: Shoppng centre with stores and logistics fadliti es
Property’s gjuare meters: 30,586
Building's gquare meters: 40,000
Projed’ s advantages:

The property islocaed nea Plovdiv airport. It isan angular buil ding site, on the main road Plovdiv-airport and the road
towards Krumovo. The road, air and railway conredion are excdlent. It isthe best building sitein the aeg ided for building a
clothes outlet, hotels, or big storeslike Ikea et.c.

EUROTERRA BULGARIA MALL

Land to be used for mall and logistics facilities

Owner: Euroterra Bulgaria AD

Land Area: 30,586.00 square meters

Building Area: 40,000.00 square meters

Projected Initiation Year: 2010

Asset Valuation performed by Certified Auditor: 2,223,000.00 EUR (pro VAT)
EUR/BGN Base Exchange Rate: 1.95583

Market Value 2007: 2,223,000.00 EUR (pro VAT)

Dynamic Market Value 2008:

2,445,300.00

EUR (pro VAT)

EUROTERRA LOGISTICS CENTRE

Region: Airport Plovdiv, Krumovo

Projed type: Logistic centre

Property’s sjuare meters: 25,819

Building's sjuare meters: 30,000

Projed’ s advantages:
It is stuated 500meters away from Plovdiv airport. It islocaed onthe cantra road Plovdiv-airport, nea the junction for
Pamporovo ski resort. Theroad, air and railway connedions are excdlent. It isided for logistics and transport companies.

- EUROTERRA BULGARIA LOGISTICS CENTER

Land to be used for logistics facilities

Owner: Euroterra Bulgaria AD
Land Area: 25,819.00 square meters
Building Area: 30,000.00 square meters

Projected Initiation Year:

Asset Valuation performed by Certified Auditor:

EUR/BGN Base Exchange Rate:
Market Value 2007:
Dynamic Market Value 2008:

2010

1,900,000.00 EUR (pro VAT)

1.95583

1,900,000.00 EUR (pro VAT)
2,090,000.00 EUR (pro VAT)

Please see important disclosure and disclaimer statements at the end of this report.
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APPENDI X 2: Geog aphic Information

_ Sofia and Plovdiv: The L ocationsof Euroterra Bulgaria' s Property Portfolio

Source: Company, VRS,

_ Plovdiv asthe Progpedive I ntersedion of Major European Highways

Source: Ministry Authorities .
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Please see important disclosure and disclaimer statements at the end of this report.
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Notes

Please see important disclosure and disclaimer statements at the end of this report.
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Notes
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DISCLOSURE STATEMENT (1)

VRS Cautionson Forwar d-L oking Statements

VALUATION & RESEARCH SPECIALISTS(VRS) cautionsthat forward-looking statements are subject to numerous assuimptions, risksand
uncertainties, which change over time. Forward-lodking statements goeek only as of the date they are made, and VRS asaimes no duy to and dasna
unckrtake to ypdate forward-locking statements. Actud results coud dffer materially from those anticipated in forward-looking statements and future
results coud dffer materialy from historicd performance.

Inadditionto fadors previoudy disclased in VRS reports and thoseidentified € sewherein this communication, thefollowingfadors, among dhers,
coud causeadud resutsto dffer materialy from forward-lodking statements or historicd performance: (1) theintroduction, withdrawal, successand
timing d businessiniti aives and strategies; (2) changesin paliti cd, econamic or industry condti ons, theinterest rate environment or financia and
capitd markets, which coud resuit in changesin demandfor products or services or in the vaue of assets under management; (3) theimpad of
increased competitior, (4) theimpad of capita improvement projects; (5) theimpad of futureaayuisitions or divestitures; (6) the urfavorable
resolution d legd proceedings, (7) the extent andtiming d any share repurchases; (8) theimpad, extent andtiming d techndogicd changesandthe
adequagy of intell ectua property protection; (9) theimpad of legidative and reguatory adions and reforms andreguaory, supervisory or
enforcement adions of government agencies; (10) terrorist adiviti esandinternatioral hatiliti es, which may adversdly aff ect the generd econamy,
damedtic andlocd financid and capitd markets, aswell as ecificindugries, (11) the ahility to attrad andretain highly talented professordls, (12)
fluctuationsin foreign currency exchangerates, (13) theimpad of changesto tax legidationand, generaly, thetax position d the covered company.

VRSMakesa Satement about Real Edate Market Risk

Thered etatemarket isto alarge extent cyclicd andfacesrisks at anumber of levels. Among dhers, the foll owingfadorstendto aff ect the demand
andtheability of tenantsto pay rent:

- Maaoeconamic environment

- Leve of supply

- Interest rates

Furthermore, thefoll owingfadors are mainly, but nat exclusively, acourtablefor the course of property vaues:
- Maaoeconamic environment

- Corporate Earnings

- Interest rates

- Financing mechanisms off ered

- Returnson dher types of assts

- Legd andtax legidation

Peae ontad “VALUATION & RESEARCH SPECIALISTS’ for further information onEquity Reseach Related Fees.
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DISCLOSURE STATEMENT (2)

VALUATION & RESEARCH SPECIALISTS(VRS) isan independent firm providing advanced equity research, quality vauations and value-
related advisory servicesto locd andinternational businessertitiesand/ or communities. VRS sarvicesinclude val uations of intangible as&ts,
businessenterprises, andfixed ass#ts. VRS sfocus businessisin providingindependent equity reseerch toitsingtitutional andretail clients/
subscribers.

VRSisnot abrokeragefirm and doesnot tradein searitiesof any kind. VRSisnot an investment bank and doesnot act asan underwriter
for any typeof seaurities.

VRS acaeptsfeesfrom the companiesit covers and researches (the* covered companies”), andfrom mgjor financid ingtitutions. The sole purpose of
this policy isto defray the cost of researching small and medium capitdli zetion stockswhich aherwisereceivelittl e research coverage: In this manrer
VRS can minimizefeestoits clients/ subscribers and thus broaden investor’ s attention to the “ covered companies”

VRS andysts are compensated ona per-company basisand nd onthe basis of their recommenditions. Andystsare nat al owed to soli cit prospective
“covered companies’ for research coverage by VRS and are nat al owed to acept any fees or other consideration from the companiesthey cover for
VRS Andydsaredso nd al owed to tradein the shares, warrants, convertible securiti es, or options of companiesthey cover for VRS

Furthermore, VRS, itsofficers, and drectors cannd tradein shares, warrants, convertible securiti es or optiorns of any of the covered companies”
VRS acaepts payment for research orly in cash andwill nat acept payment in shares, warrants, corvertible securiti es or options of “ covered
companies’ by nomeans.

To ensure completeindgpendence and editorid cortrol over itsresearch, VRS foll ows certain businesspradices and compli ance procedures, which
areaso gpplied internatiorally. Among aher things, feesfrom “ covered companies’ are due and payable prior to the commencement of research and,
asa mrtradud right, VRSretains complete eitoria cortrol over the research processandthefind equity andysis report.

Information cortained hereinisbased on ditaobtained from recogrized Statisticd services, issiereports or commuricaions, or other sources,
believed to berdliable. However, such information hes nat been verified by VRS, and VRS does nat make any representationastoitsacaracy and
completeness Opinions, estimates, and statements norfadud in reture expressed inits research represent VRS sjudgment as of the date of its reports,
are subject to changewithout natice andare provided in goodfaith andwithout legdl resporsibility. In additi on, there may beinstanceswhen
fundamentd, techrice and quartitative opinions, estimates, and statements may nat bein concert. Neither theinformation na any opinionexpressd
shall corgtitute an dfer to sl or asolicitation d an dfer to buy any shares, warrants, convertible securiti es or options of “covered companies’ by no
means.

DISCLOSURE CHECKLIST

Covered Company Bloamberg Price€/BGN PriceClose Date Disclosure
EUROTERRA BULGARIA TERRA BU 1084/21.20 09/05/2008 2346

1. VRShesaded asfinancid corsultant for the covered company within the past 24 morths,

2. VRS has st theresearch report to the covered company, prior to publication a dissemination, for fadud verificaion

3. VRS has changed the cortents of theinitially sent report, with respect to: guidance onfinancia performance and market trends.
4. VRS has received compensation from the covered company for the preparation d this reseerch report.

5. VRS produees ressarch reports for this company onsystemetic besis.

6. VRS produces ressarch reports for this company on cemandbeasis.

7. VRS has produced aresearch report for this company within the past 12 morths.

COMPLIANCE WITH EU DIRECTIVESand GREEK LAWS

VRS preparesits equity research reportsin abest eff ort to comply with the provisiors of the EU Directive 20036/EK of the European Commisson
(L 3397324122003 L 096162003, the Guiddlines 2003125EK andthe Decison4/347/12.7.20050f the Hell enic Capital Markets Comimittee
aswel aswiththeprovisorsof article 14, Greek Law 33402005 andtherdevant darificaionswith regard to the legd obli gatiors of equity
andydts.

VRS andydsare catified by the Hell enic Capitd Markets Committee Thelatter may request from VRS andyststo justify their viewsand
conclusionswith regard to this research report.

ANALYST CERTIFICATION

Theviews expressd inthis report acaurately reflect the persordl views of the undersigned analysi(s) about the subject issuer and the securiti es of the
issuer. In additi on, the undersigned leed andyst(s) has nat andwill nat receive any compensationfor providing a specific recommencetion @ view in
thisresearch report.

Pleae ontad “ VALUATION & RESEARCH SPECIALISTS’ for further information onEquity Reseach Rdlated Fees.




